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STATE OF CONNECTICUT

DEPARTMENT OF PUBLIC WORKS (DPW) STANDARD LEASE # S.1.2004.1

This lease is entered into as of the 30 ™ day of \)DLY , 2004, by and between

Fremont 155, LLC, (“LESSOR”), owner of the Total Premises, defined in Article 15 (Title to
Total Premises) below, whose address is 65 LaSalle Road, Suite 202, West Hartford,
Connecticut 06107, acting herein by Jonathan Keller, its Managing Member, duly authorized,
and the State of Connecticut (“LESSEE”), acting herein by James T. Fleming, its Commissioner
of the Department of Public Works, or his designee, each duly authorized, pursuant to the
provisions of subsection (a) of Section 4b-30 of the General Statutes of Connecticut, as revised,
which authority is contingent upon satisfying the conditions of Conn. Gen. Stat. Sections 4b-23,
4b-24 and 4b-32, as revised, concerning entering into leases with the advice and consent of the
Secretary of the Office of Policy and Management and the Properties Review Board of the State
of Connecticut.

WITNESSETH: In consideration of the mutual promises and covenants contained herein, and
for other good and valuable consideration, the receipt and sufficiency of which are
acknowledged, the parties agree as follows:

ARTICLE 1: DEMISED PREMISES

1.01 DEMISED PREMISES.

The LESSOR hereby warrants to the LESSEE that the LESSOR is the owner in fee simple, and
leases unto the LESSEE, the Demised Premises consisting of 32,628 net usable square feet, as
defined in Exhibit B (Affidavit of Net Usable Square Feet of Demised Premises), situated at 155
Founders Plaza, 255 Pitkin Street, East Hartford, Connecticut, as more particularly described in
the property description included in Exhibit A-1 attached hereto, together with all appurtenances
thereto and all right to means of ingress into and egress out of the Demised Premises and
together with the improvements, fixtures, equipment and facilities of the LESSOR now located
or to be located on said premises (the “Demised Premises™). The LESSOR shall execute and
deliver to the LESSEE, simultaneously with this lease, the Affidavit of Net Usable Square Feet
of Demised Premises, attached hereto as Exhibit B. The LESSOR’S affidavit to the LESSEE
attesting to the aforesaid net usable square feet and scaleable floor plan, attached as Exhibit A
(Demised Premises Floor Plan) and drawn to a minimum scale of 1/8” = 1°-0” on the 2nd and
3rd floor(s) of the Total Premises. The Demised Premises includes 230 (144 parking spaces in Op( p
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the surface parking lot adjacent to building and 86 parking spaces in surface lot located at 296-
310 Pitkin Street) striped, lighted and maintained parking spaces, with security acceptable to
LESSEE, located at 155 Pitkin Street and 296-310 Pitkin Street, East Hartford, Connecticut.

ARTICLE 2: RENT AND ADDITIONAL RENT
2.01 FIXED BASE RENT

During the term of this lease, the LESSEE shall pay the LESSOR the fixed base rental of Three
Hundred Ninety-Nine Thousand Nine Hundred Ninety-Nine Dollars and Ninety-Six Cents
($399,999.96) per year, payable in equal monthly installments of Thirty-Three Thousand Three
Hundred Thirty-Three Dollars and Thirty-Three Cents ($33,333.33) by the end of each calendar
month. In addition to the “Tenant Improvements” (“T1”) payments identified in Section 2.02
below, a LESSOR’S TI allowance of One hundred fifteen thousand dollars ($115,000) shall be
included as part of the said fixed base rent. The first of such payments shall be made upon
acceptance of the Demised Premises as per Article 5 (Demised Premises Preparation — Minimum
Requirements). Rental for occupancy of less than a full calendar month at the commencement,
termination or any partial interruption of this lease shall be prorated by dividing the monthly rent
by thirty (30) and multiplying the resulting quotient by the number of days of occupancy.

2.02 TENANT IMPROVEMENT PAYMENTS

As may be set forth in Section 4 of Exhibit C (Renovations and Improvements), if applicable and
attached, during the initial term of this lease, the LESSEE shall pay the LESSOR, in addition to
fixed base rent, above, and additional rent, below, N/A (§N/A) per year, payable in equal
monthly installments of N/A ($N/A) by the end of each calendar month for the cost of tenant
improvements in excess of the LESSOR’S TI allowance. The first of such “TT” payments shall
be made after acceptance of the Demised Premises in accordance with Article 5, (Demised
Premises Preparation — Minimum Requirements). These TI payments for occupancy of less
than a full calendar month at the commencement, termination or any partial interruption of this
lease shall be prorated by dividing the TI payments by thirty (30) and multiplying the resulting
quotient by the number of days of occupancy.

2.03 ADDITIONAL RENT

In addition to any other additional rent that may be called for elsewhere in this lease, the
LESSEE shall pay as additional rent such items as may be set forth in Exhibits D (Normal
Operation Hours; Utilities and Services) and F (Additional Rent), if applicable and attached. The
first such payment as additional rent shall be made after acceptance of the Demised Premises in
accordance-with Article 5, (Demised Premises Preparation — Minimum Requirements).
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ARTICLE 3: TERM OF LEASE

3.01 LEASE TERM

The LESSEE is to have and to hold the Demised Premises with their appurtenances for the term
of five (5) years commencing on the date of acceptance of the Demised Premises as per Article 5
(Demised Premises Preparation — Minimum Requirements) and upon acceptance of any
renovations and improvements, as may be set forth in Exhibit C (Renovations and
Improvements), if applicable and attached.

3.02 SPACE/PARKING SPACES OPTION

From time to time during the lease term, the LESSEE shall have the contihuing option to obtain
additional space and parking spaces in the ratio of 4 per 1,000 net usable square feet of extension
space, as may become available, at the existing fixed base rent rate as indicated in Article 2
(Rent and Additional Rent). LESSOR shall provide prompt written notification to LESSEE
when any such space becomes available. The LESSEE shall have thirty (30) days following the
receipt of such notice within which to provide written notice to the LESSOR of its desire to
exercise such option. After the LESSEE obtains all approvals necessary in order to exercise the
option, including that of the State Properties Review Board, and so notifies the LESSOR in
writing, the LESSOR shall have thirty (30) days within which to complete the tasks set forth in
Section 5.01 with respect to said additional space. The commencement date of the lease of said
additional space shall be the date upon which the LESSEE provides written notification to the
LESSOR of the LESSEE’S approval pursuant to Article 10, Notices. In all other aspects, the
terms and conditions of the lease of such additional space shall be as set forth herein.

3.03 RENEWAL OPTION

This lease may be renewed at the option of the LESSEE for five (5) years at the fixed base rental
of Four Hundred Fifty-Nine Thousand Nine Hundred Ninety-Nine Dollars and Ninety-Six Cents
($459,999.96) per year, payable in equal monthly installments of Thirty-Eight Thousand Three
Hundred Thirty Three Dollars and Thirty-Three Cents ($38,333.33) by the end of each calendar
month, provided that written notice is posted to the LESSOR at least ninety (90) days before the
end of the original lease term. All other terms and conditions of the lease shall remain in effect.

The LESSEE may further renew this lease by exercising a second renewal option for five (5)
years at the fixed base rental of Five Hundred Twenty-Eight Thousand Nine Hundred Ninety-
Nine Dollars and Ninety Six Cents ($528,999.96) per year, payable in equal monthly
installments of Forty-Four Thousand Eighty-Three Dollars and Thirty-Three Cents ($44,083.33)
by the end of each calendar month, provided that written notice is posted to the LESSOR at least
ninety (90) days before the end of the first renewal option. All other terms and conditions of the
lease shall remain in effect.
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3.04 HOLDOVER

At the expiration or termination of the lease, the LESSEE may holdover on a month-to-month
basis at the fixed base rent last in effect during the expired lease term and subject to the terms,
conditions and covenants contained in the lease prior to the expiration or termination.
Notwithstanding this provision, the LESSOR shall not charge and the LESSEE shall not pay an
increase in the fixed base rent unless the LESSOR shall have provided the LESSEE written
notice of the increase at least 45 days prior to its effective date and such increase has been
previously approved in writing by the State Properties Review Board. The exercise of
LESSEE’S rights under this section shall be without prejudice to such rights as the LESSEE has
under Section 3.03. The rental shall be prorated during the said holdover period. In no event
shall the fixed base rent increase be greater than the fair rental value of the subject property for
said space and shall not exceed 1.1 times the fixed base rent in any 12-month period.

3.05 SUBLEASE OR ASSIGNMENT

The LESSEE may utilize the Demised Premises for any governmental or quasi-governmental
purpose and sublet all or any part of the Demised Premises or assign this lease to another
governmental or quasi-governmental entity at any time. The LESSOR and the LESSEE shall not
be relieved from the terms, conditions and obligations under this lease by reason of any such
subletting or assignment.

3.06 REMOVAL OF LESSEE’S PROPERTY

The LESSEE shall have the right, but not the obligation, at any time during (a) the lease term, (b)
any holdover period and (c) any renewal period, or, at the expiration or other termination of this
lease, to sever, remove or otherwise dispose of all alterations, additions, improvements, fixtures,
equipment and any other property owned by the LESSEE and placed in, on, around or about the
Demised Premises by the LESSEE or at the LESSEE’S direction. Any unreasonable and
material damage to the Demised Premises caused by such removal shall be repaired by the
LESSEE. The LESSEE shall remove all such property within a reasonable time and in
accordance with applicable laws. The LESSEE shall continue to be bound by the provisions of
Article 2 until all property is removed.

3.07 SURRENDER OF DEMISED PREMISES

At the expiration or other termination of this lease, the LESSEE will surrender the Demised
Premises in the same condition as existed at the time of commencement of the lease, excepting
therefrom reasonable use and wear, damage by the elements, fire or other unavoidable casualties,
and any alterations or additions which may have been made by the LESSOR or by the LESSEE
with the written consent of the LESSOR, and which were made with the understanding that they
would not be removed by the LESSEE. AQ




© S.L.2004.1

ARTICLE 4: LESSOR’S OBLIGATIONS; DEFAULT

4.01 COMPLIANCE WITH APPLICABLE LAWS

The LESSOR, LESSOR Parties (as defined in Article 7 (Indemnification; Duty to Defend)) and
LESSOR’S contractors shall comply fully with all applicable Connecticut Statutes, regulations,
codes, rules and executive orders. These shall include but are not limited to, the non-
discrimination provisions set forth in: (a) Article 18 (Nondiscrimination Provisions) of this lease;
(b) Title 4b, Chapter 60a, of the Connecticut General Statutes concerning security for State
facilities; (c) State building and life safety codes; and (d) the Americans with Disabilities Act of
1990, as it may be amended from time to time (the “ADA”). Failure to comply with any of the
above shall constitute a default by the LESSOR and the LESSEE may take any and all actions as
are permitted by law.

4.02 CONDITION OF THE DEMISED PREMISES

The LESSOR covenants that the Demised Premises presently and at all times during the term of
this lease, shall comply fully with all applicable Federal, State and local laws, rules, codes,
regulations and adopted guidelines, all at no cost to the LESSEE. The LESSOR covenants that
the Demised Premises shall continue to be in compliance with same during the term of this lease
and during any renewal term or other extension of the lease term. The cost to cure any non-
compliance shall be at the sole cost and expense of the LESSOR.

4.03 ENVIRONMENTAL AFFIDAVIT

If the construction of the Total Premises was completed prior to January 1, 1980, then the
LESSOR shall, prior to the execution of this lease and as a condition precedent to the
commencement date of this lease, procure and deliver to the LESSEE a certification by a
professional engineer licensed in Connecticut stating either that the Demised Premises are free of
asbestos containing materials (“ACM?”) or that any existing ACMs are encapsulated in
compliance with applicable State and Federal laws and regulations, including, but not limited to,
those of the Occupational Safety and Health Act (“OSHA”), the State of Connecticut Department
of Environmental Protection and any relevant Environmental Protection Agency (“EPA”)
regulations, guidelines and procedures. The professional engineer shall be acceptable to the
LESSEE. Ifthe LESSOR fails to deliver this certification on or before seven (7) days after this
lease is ready for execution by the LESSOR, then this lease and all discussions and negotiations
concerning this lease shall be of no force or effect and shall be treated as if they had never
existed or taken place and no liability of any kind or for any purpose shall attach to the LESSEE
concerning this lease, the Demised Premises or any negotiations relating thereto.
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4.04 INDOOR COMFORT

The LESSOR shall provide and maintain the heat, ventilation and air-conditioning (“HVAC”)
systems in accordance with all applicable Federal, State and local laws, rules, codes, regulations
and adopted guidelines. These systems shall provide air-conditioning of sufficient capacity as
required to maintain the Demised Premises and all common areas with an inside temperature of
no greater than 78 degrees Fahrenheit. The heating system shall provide heat of sufficient
capacity as required to maintain all leased areas with an inside temperature of no less than 68
degrees Fahrenheit. Air handling units (“AHU’s”) shall run continuously during operating hours
with required outside air capacity. LESSEE, in its discretion, may change those hours of
operation from time to time.

Subject to the limitations in Section 4.05 below, the LESSOR shall maintain, at its sole cost and
expense, all systems, including mechanical, electrical and plumbing, as per applicable codes and
guidelines.

4,05 DUTY TO MAINTAIN AND REPAIR

The LESSOR shall maintain the Demised Premises and any and all equipment, fixtures, and
appurtenances furnished by the LESSOR under this lease in good repair and working condition
at no cost to the LESSEE. In case of damage arising from the willful misconduct or gross
negligence of the LESSEE, its officers, agents and employees, the LESSEE shall reimburse the
LESSOR for that damage. If the damages cost more than $1,000, the LESSEE shall not
reimburse the LESSOR until the LESSOR shall have submitted to the LESSEE itemized
competitive bids for the work and the LESSEE shall have approved a reasonable bid cost and a
description of the scope of work. Provided, further, that the LESSOR shall submit to the
LESSEE the bids and scope of work no more than thirty (30) days following the date that the
damage is alleged to have occurred. The LESSEE’S prior written approval of an itemized
competitive bid and the description of the scope of work are conditions precedent on the part of
the LESSEE to reimburse the LESSOR for any repairs and/or replacements.

For the purpose of so maintaining the Demised Premises, the LESSOR may at reasonable times,
and with the approval of the authorized representative of the LESSEE, inspect the same and
make any necessary repairs thereto at no cost to the LESSEE.

If the LESSOR fails to make any repairs, replacements and/or work within twenty-four (24)
hours after the date of written notice of same from the LESSEE in the case of essential systems
or seven (7) days after the date of written notice from the LESSEE in the case of repairs,
replacements and/or work to non-essential systems, the LESSEE in its discretion and without
further notice to the LESSOR may make the repairs, replacements and/or work and deduct the
cost thereof and expenses connected therewith from rents due or to become due under the terms
of this lease, or may recover all or any portion of such cost and expenses by other appropriate
means. In the case of essential systems, the LESSEE in its sole discretion may terminate this
lease, subject to Article 10 (Notices).
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Notwithstanding the aforesaid, if the failure to perform any of the repairs, replacements or work
constitutes a hazard to any part of the Total Premises or any person, then the LESSEE may
immediately cause such hazardous conditions to be corrected, without written notice to the
LESSOR and deduct the costs and expenses thereof from rents due or to become due under this
lease.

4,06 CARPETING AND REPAINTING

The LESSOR shall replace carpeting every 5 years within ninety (90) days of the anniversary
date of the commencement of the lease term, at its sole cost and expense. The LESSOR shall be
responsible to move all furniture, fixtures and equipment at its sole expense. The LESSOR shall
not be responsible for the moving of the LESSEE’S computer data equipment or the personal
effects of LESSEE’S employees. The work shall be accomplished during the LESSEE’S non-
operating hours in a good and workmanlike manner and so as not to unreasonably interfere with
the conduct of LESSEE’S business. In case a conflict or a difference in interpretation arises
between or among any of the terms and conditions of Exhibit C, if applicable and attached, and
this Section 4.06, then such conflict or difference shall be resolved in favor of the terms and
conditions set forth in Exhibit C.

The carpet shall be commercial quality, wall-to-wall or carpet squares, as the LESSEE may
require, 100% nylon, tufted, level loop with permanent anti-static and soil hiding features. Face
yarn weight shall be 28 ounce per square yard minimum; total weight 67 ounces per square yard
minimum, heavy traffic designated. Color and pattern are to be selected by the LESSEE. The
LESSOR shall submit color samples from a minimum of two nationally recognized carpet
manufacturers. The carpeting shall have an average critical radiant flux of at least 0.45 watts per
square centimeter (NFPA 253) and specific optical density of 450 or less (NFPA 258).

The LESSOR shall paint interior walls every five (5) years, with a high quality national brand
latex paint and complete said painting within ninety (90) days of the anniversary date of the
commencement of the lease term, and complete thorough touch up within ninety (90) days of the
third lease anniversary date following such initial painting, all at its sole cost and expense. The
LESSOR shall move all furniture, fixtures and equipment at its sole cost and expense. The
LESSOR shall not be responsible for the moving of the LESSEE’S computer data equipment or
the personal effects of LESSEE’S employees. The work shall be accomplished during the
LESSEE’S non-operating hours in a good and workmanlike manner using commercial-quality
paint and undertaken in such manner as not to unreasonably interfere with the conduct of the
LESSEE’S business. One or two coats shall be applied as required by the LESSEE. The
LESSEE shall select color.
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4.07 SECURITY

The LESSEE may, at its own discretion, install, and subsequently remove, security
enhancements to the Demised Premises, including, but not limited to secured access, cameras
and an intrusion system at the LESSEE’S sole expense. The LESSEE may at any time, without
notice to the LESSOR and at the LESSEE’S expense, perform a security audit of the Demised
Premises or Total Premises. The LESSOR shall comply with any renovations required to
complete security modifications including, but not limited to, adding security personnel,
equipment installation, and wiring as required. Any and all costs and expenses associated with
adding security personnel shall be borne by the LESSEE. The LESSEE may require that the
LESSOR, and the LESSOR shall, obtain itemized competitive bids to implement the work at the
LESSEE’S expense. In so doing, the LESSOR shall follow and observe all of the bidding
procedures and safeguards of the Department of Public Works. The LESSOR shall fully
cooperate with the LESSEE’S consultants, security personnel, and police forces. If there isa
dispute concerning security issues, the LESSEE’S security personnel shall have the final
determination. The LESSOR shall keep all of the LESSEE’S security arrangements and systems
confidential. The LESSOR and the LESSEE shall comply with the provisions of Conn. Gen.
Stat. §4b-135, concerning security requirements for new leases. Further, the LESSOR shall
comply with any security procedures or “post orders” as may be issued by the LESSEE.

4.08 DEFAULT

Failure to prepare, maintain, service, repair or replace equipment as required under this lease
shall constitute a default by the LESSOR. If all or part of the Demised Premises becomes unfit
for use for the purposes leased, such shall also constitute a default by the LESSOR. In either
case, the LESSEE, in its discretion, may terminate the lease or pursue any other remedies
allowed by law. For any period that the Demised Premises or any part thereof is unfit for the
purposes leased, the rent shall be abated in proportion to the area determined by the LESSEE to
be unfit for use. '

4.09 FAILURE TO FULFILL OTHER OBLIGATIONS

If the LESSOR has any other obligations under this lease that the LESSOR fails to fulfill within
ten (10) days after the date of notice from the LESSEE, the LESSOR shall not be entitled to
réceive any rent or additional rent during such period. The LESSEE, in its sole discretion and
without further notice, may withhold any rental payments during such period of failure. The
LESSEE upon such failure may terminate this lease or may fulfill such obligations itself and
deduct the cost thereof and expenses connected therewith from rents due or to become due the
LESSOR under the terms of this lease, or may recover all or any portion of such cost and
expenses by other appropriate means. Notwithstanding any other provision in this lease,
including Article 8, if any essential service or utility is interrupted for any reason for more than
four consecutive business days, Base Rent and Additional Rent shall abate until the service or
utility is fully restored. If any essential service or utility is interrupted for any reason for more
than thirty (30) cumulative days in any twelve month period, the LESSEE may terminate this
lease upon ten (10) days’ prior written notice to the LESSOR without incurring any penalty or
any further liability.

el
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ARTICLE 5: DEMISED PREMISES PREPARATION --MINIMUM REQUIREMENTS

5.01 MINIMUM REQUIREMENTS

Prior to occupancy, all of the following shall be completed: the Demised Premises shall be
painted and new carpet installed in a good and workmanlike manner at LESSOR’S sole expense;
all existing fabric walls, systems furniture, chairs, etc. shall be High Efficiency Particulate Air
vacuumed; existing Vinyl Composite Tile floor surfaces shall be stripped and waxed or mopped
as required; all toilet rooms shall be high and low cleaned, and sanitized; all receptacles shall be
operational; all lighting shall be operational and lamps replaced as appropriate; all lenses shall be
cleaned; any ceiling tile that is damaged, stained or dirty shall be replaced; all doors and locks
shall be operational; all mechanical and plumbing systems shall be operational; all mechanical
system filters shall be replaced; all condensate pans shall be drained, cleaned and sanitized,
outside air requirements, air distribution systems, Variable Air Volume boxes, and sub-systems
shall be inspected and repaired as required by a licensed mechanical maintenance firm; all
life/fire safety systems shall meet existing codes and be operational and tested; the Demised
Premises must be free of any roof, envelope, window or fixture leaks. The LESSEE shall obtain
the LESSOR’S approval on wiring runs, which approval shall not be unreasonably withheld or
delayed by the LESSOR.

The LESSEE reserves the right to inspect all systems. The LESSOR shall give written notice as
to when the Demised Premises is prepared for inspection. Telephone and data lines shall be the
responsibility of the LESSEE unless otherwise stated. Additional convenience receptacles or
system furniture feeds shall be provided by the LESSOR and paid for by the LESSEE as
specified in Exhibit C (Renovations and Improvements), if applicable and attached. The
LESSOR shall provide space for telephone and data equipment and cabling. The LESSEE shall
install branch wiring for telephone and data unless provided by the LESSOR in Exhibit C
(Renovations and Improvements), if applicable and attached. Unless otherwise specified in this
Section, all work shall be done at the LESSOR’S sole cost and expense and performed in a good
and workmanlike manner under the LESSOR’S supervision.

The rent commencement date shall be such date as when the LESSEE makes a written
determination that all applicable provisions of Articles 4 (LESSOR’S Obligations; Default) and 5
(Demised Premises Preparation — Minimum Requirements) and Exhibits C (Renovations and
Improvements), and D (Normal Operating Hours; Utilities and Services), if applicable and
attached, have been complied with. The LESSEE and LESSOR shall confirm the lease and rent
commencement dates in writing no later than thirty (30) days from the commencement of the
lease term. '
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5.02 RENOVATIONS OR FIT-OUT

Any “fit out” or renovations required in addition to the above minimum requirements and the
conditions that govern said renovations and improvements shall be carried out in accordance
with the terms set forth in Section 4.07 and Exhibit C (Renovations and Improvements) if
applicable and attached. 1In case a conflict or a difference in interpretation arises between or
among any of the terms and conditions of Exhibit C, if applicable and attached, and this Article 5
(Demised Premises Preparation — Minimum Requirements), then such conflict or difference shall
be resolved in favor of the terms and conditions set forth in Exhibit C.

ARTICLE 6: LESSEE’S DEFAULT

6.01 LESSEE’S DEFAULT

The LESSOR agrees that if any rental installment shall be due and unpaid for fifteen (15) or
more days after its due date, such nonpayment shall not constitute a default under the terms of
this lease until written notice of said nonpayment has been received by the Commissioner of the
Department of Public Works and thirty (30) days have passed from the date of such receipt.

ARTICLE 7: INDEMNIFICATION; DUTY TO DEFEND

7.01 INDEMNIFICATION

At all times during this lease and during any extension or renewal thereof or holdover period, the
LESSOR shall indemnify, defend and hold harmless the LESSEE and its successors and assigns
from and against all (a) actions, suits, claims, demands, investigations and legal, administrative
or arbitration proceedings pending or threatened, whether mature, unmatured, contingent, known
or unknown, at law or in equity, in any forum (collectively, "Claims") arising in connection with
this lease out of acts of commission or omission (collectively, the "Acts") by the LESSOR or any
of its members, directors, officers, shareholders, representatives, agents, servants, consultants,
employees or any other person or entity with whom the LESSOR is in privity of oral or written
contract (collectively, "LESSOR Parties"); (b) liabilities arising in connection with this lease,
out of the LESSOR'S or LESSOR Parties' Acts concerning its or their duties and obligations as
set forth in this lease; and (c) damages, losses, costs and expenses, investigative costs and
attorneys' and other professionals' fees, that may arise out of such Claims and/or liabilities for
bodily injury, death and/or property damage. The LESSOR shall reimburse the LESSEE, for any
and all damage to the real or personal property of the LESSEE caused by the Acts of the
LESSOR or any LESSOR Parties.

10
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The LESSEE shall give to the LESSOR reasonable notice of any such Claim. The LESSOR
shall also use counsel acceptable to the LESSEE in carrying out its obligations hereunder. The
provisions of this Article shall survive the expiration or early termination of this lease, and shall
not be limited by reason of any insurance coverage.

7.02 DUTY TO DEFEND

In case any Claim is brought against the LESSEE, its officers, agents and employees, by reason
of any of the LESSOR’s or LESSOR Parties’ Acts, the LESSOR shall, at the LESSOR’S
expense, resist and defend such Claim, or cause the same to be resisted or defended, by retained
competent counsel acceptable to the LESSEE. The LESSOR shall cause such counsel to defend
any Claim vigorously and at no cost or expense to the LESSEE, but may not hold itself out as
LESSEE’S counsel.

ARTICLE 8: LIMITATION ON LESSEE’S LIABILITY
8.01 FORCE MAJEURE

The LESSEE shall not be liable to the LESSOR or to any person for any loss, injury or damage
to any person or property occasioned by Force Majeure. The LESSOR shall not be liable for any
interruption in or failure to furnish any services or utilities occasioned by Force Majeure. Force
Majeure means events that materially affect performance under this lease and are outside the
control of the party asserting that such an event has occurred, including, but not limited to, labor
troubles unrelated to the LESSOR, failure of permanent power, inadequate permanent power,
unavoidable casualties, fire not caused by the LESSOR, extraordinary weather conditions,
disaster, riots, acts of God, insurrection, war or any other matter beyond the control of the
LESSEE.

ARTICLE 9: INSURANCE
9.01 LESSOR’S INSURANCE

The LESSOR shall provide and maintain, at no cost to the LESSEE, Commercial General
Liability Insurance, with the LESSEE named an additional insured. The insurance shall provide
for a minimum limit of $1,000,000.00 for all damages, in any one accident or occurrence, arising
out of bodily injuries to or death of all persons and injuries to or destruction of property. Subject
to that limit per accident, the total (or aggregate) limit in all accidents during the lease term shall
be a minimum of $2,000,000.00. The coverage under such policy shall be limited to claims
arising from acts or omissions of the LESSOR. The LESSOR shall additionally provide and
maintain standard fire and casualty insurance, including special form coverage. The LESSOR
shall apply the proceeds of insurance to reconstruction, if the LESSEE so directs in writing. The
LESSOR shall provide certificates of insurance annually to the LESSEE evidencing the coverage
that this Article requires. Such certificates of insurance shall also specifically indicate that the
policies insuring the LESSEE include, without limitation, said liability and fire and casualty
insurance coverage pertaining to any and all risks described under this Article. Such policies of
insurance shall also provide notification to the LESSEE of at least thirty (30) days prior to any
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cancellation or modification of coverage. The insurer shall be licensed by the State of
Connecticut and be rated A- or better by A.M. Best Company.

The LESSOR agrees to be fully and solely responsible for any costs or expenses as a result of a
coverage deductible. The LESSOR’S insurer shall have no right of recovery or subrogation
against the LESSEE. This insurance is primary and not in excess of any other insurance.

The liability of the LESSOR to indemnify, defend and save and hold harmless the LESSEE shall
be effectively protected by insurance to the extent insurable. The limits of coverage of such
insurance purchased by the LESSOR shall not in any way limit, reduce or restrict the LESSOR’S
obligation under any indemnification and save and hold harmless provisions stated in this lease.

ARTICLE 10: NOTICES

10.01 NOTICES

Notices from the LESSEE to the LESSOR shall be sufficient if delivered to the LESSOR or if
sent by facsimile or certified mail, postage prepaid, addressed to the LESSOR at the address
shown in this lease placed with the United States Postal Service. Notices from the LESSOR to
the LESSEE shall be sufficient if sent by facsimile or if placed with the United States Postal
Service, certified mail, postage prepaid, addressed to the Commissioner, Department of Public
Works, 165 Capitol Avenue, State Office Building, Hartford, Connecticut 06106-1630. Notices
from the LESSOR to the State Properties Review Board shall be sufficient if sent in like manner
as if to the LESSEE and to the same address.

ARTICLE 10A: CASUALTY

10A.01 DAMAGE OR DESTRUCTION

(a) The LESSEE shall give prompt notice to the LESSOR of any damage by fire or other
casualty to the Demised Premises. If the Demised Premises, or any part thereof, or access
thereto, shall be damaged or destroyed by fire or other insurable casualty, but the LESSEE shall
continue to have reasonably convenient access to the Demised Premises and no portion of the
Demised Premises is rendered unfit for use and occupancy by the LESSEE for the purposes set
forth in this lease, then the LESSOR shall repair such damage or destruction with reasonable
diligence. During the period when such repair work is being conducted, the Fixed Base Rent and
the Additional Rent shall not be abated or suspended. '
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(b) If the Demised Premises, or any part thereof, or access thereto, shall be so damaged or
destroyed by fire or other insurable casualty that the LESSEE shall not have reasonably
convenient access to them, or if any portion of the Demised Premises shall thereby be otherwise
rendered unfit for use and occupancy by the LESSEE for the purposes set forth in this lease, and
if in the commercially reasonable judgment of the LESSOR the damage or destruction may be
repaired to the point where the Demised Premises will be rendered fit for the purposes set forth
in this lease within ninety (90) days after the occurrence of the damage or destruction, time
being of the essence, then the LESSOR shall so notify the LESSEE within ten (10) days after the
occurrence of the damage or destruction and shall repair such damage or destruction (except
damage or destruction to personal property) with reasonable diligence. If the LESSOR shall not
complete such repair within ninety (90) days after the occurrence of the damage or destruction,
time being of the essence, then the LESSEE shall have the right to terminate this lease by giving
written notice of such termination to the LESSOR within twenty (20) days after the end of such
ninety (90) day period; provided, however, that if the completion of repairs shall be delayed by
reason of force majeure events, as set forth in Article 8 of this lease, the time for completion
shall be extended by the period of such delay. If in the commercially reasonable judgment of the
LESSOR the Demised Premises, or means of access thereto, cannot be repaired within ninety
(90) days after the occurrence of the damage or destruction and the LESSOR does not deliver to
the LESSEE notice of its decision to repair such damage within ten (10) days after the
occurrence of the damage, time being of the essence, then either party shall have the right to
terminate this lease by giving written notice of such termination to the other party within the
period of thirty (30) to forty-five (45) days after the occurrence of such damage or destruction. If
neither party gives such notice of intention to terminate this lease, then the LESSOR shall repair
the damage or destruction with reasonable diligence. All such repairs shall be performed ina
workmanlike manner by a contractor’s properly trained professionals, selected by the LESSOR,
and at no cost or expense to the LESSEE.

10A.02 ABATEMENT OF RENT

If, by reason of such damage or destruction, the LESSEE shall not have reasonably convenient
access to the Demised Premises or if any portion of the Demised Premises shall be otherwise
rendered unfit for use and occupancy for the purposes set forth in this lease, then the Fixed Base
Rent and the Additional Rent shall be equitably suspended or abated as of the date of the damage
until ten (10) days after the LESSOR has (a) substantially completed the repair of the Demised
Premises and the means of access to it, and (b) notified the LESSEE in writing. If such damages
or destruction was solely caused by the gross negligence of the LESSEE, then there shall be no
abatement of the Fixed Base Rent or the Additional Rent. Neither an election by the LESSOR to
carry rental loss insurance nor an election by the LESSEE to carry business interruption
insurance shall affect the provisions of this Article.
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10A.03 EVENTS OF TERMINATION

(a) If more than 25% of the net usable square feet of the Demised Premises shall
be wholly or substantially damaged or destroyed by fire or other casualty at any time during the
last six (6) months of the lease term, then either the LESSOR or the LESSEE may terminate this
lease by delivering a written notice of termination to the other party within (30) days after the
damage or destruction.

(b) Notwithstanding the provisions of this Article, if, prior to or during the lease
term: (i) the Demised Premises shall be so damaged by fire or other casualty that, in the
LESSOR’s commercially reasonable opinion, substantial alteration, demolition or restoration of
the Demised Premises shall be required, or (ii) the Total Premises shall be so damaged by fire or
other casualty that, in the LESSOR’s commercially reasonable estimate, the cost to repair the
damage will be more than 25% of the replacement value of the Total Premises, as of the time
immediately prior to the occurrence of the casualty (whether or not the Demised Premises shall
have been damaged or rendered untenantable), then, the LESSOR, at LESSOR’s option, and
with the written consent of LESSOR’s Mortgagee, if any, may give to the LESSEE, within
ninety (90) days after such fire or other casualty, a thirty (30) days’ notice of the termination of
this lease. Ifthe LESSOR gives such notice, then this lease shall terminate upon the expiration
of such thirty (30) days, with the same effect as if such date were the expiration date. The Fixed
Base Rent and the Additional Rent shall be apportioned as of such date and any prepaid portion
of the Fixed Base Rent or the Additional Rent for any period after such date shall be refunded by
the LESSOR to the LESSEE within thirty (30) days following the expiration date. The LESSEE
may thereafter holdover in the Demised Premises, rent free, until the LESSEE, acting with due
diligence, is able to locate, lease and relocate to another property.

10A.04 INSURANCE PROCEEDS UPON TERMINATION

If the LESSOR terminates this lease pursuant to this Article, all insurance proceeds payable with
respect to the damage giving rise to such right of termination shall be paid to the LESSOR and
the LESSEE shall have no claim to it.

10A.05 SCOPE OF LESSOR’S REPAIRS

If the LESSOR elects or shall be obligated to repair or restore any damage or destruction, the
scope of work shall be limited to the original basic building and interior work, and the LESSOR
shall have no obligation to restore or replace the LESSER’s personal property. Nothing in this
lease shall be construed as a waiver or limitation on any cause of action that the LESSEE has or
may have against the LESSOR for loss of tenant improvements, business interruption and other
such cases.
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ARTICLE 10B: CONDEMNATION

10B.01 CONDEMNATION OF DEMISED PREMISES

If less than the whole or a substantial part of the Demised Premises shall be condemned, and the
Demised Premises can be used for the same purpose as before, the LESSEE’s interest in the
condemnation assessment and any individual assessment will be limited to the LESSEE’s
leasehold interest in the condemned premises.

10B.02 TAKING OF TOTAL PREMISES

If (a) more than 25% of the net usable square feet of the Total Premises shall be condemned, or
(b) if any adjacent property or street shall be condemned or improved by a public or quasi-public
authority in such a manner as to require the use of any part of the Demised Premises, 50 as to
require, in the commercially reasonable opinion of the LESSOR, a substantial alteration or
reconstruction of the Total Premises, then the LESSOR may terminate this lease as of the earlier
of (i) the date of the vesting of title, or (ii) the sixtieth (60th) day following the LESSEE’s receipt
of written notice from the LESSOR of the vesting or dispossession date. If so, the Fixed Base
Rent and the Additional Rent shall be apportioned as of such termination date, and the
LESSEE’s interest in the condemnation assessment and any individual reassessment or
condemnation award will be limited to the LESSEE’s leasehold interest, if any.

10B.03 AWARDS

Except as provided in this Article, the LESSOR shall be entitled to the entire award in any
condemnation proceeding or other proceeding for taking for public or quasi-public use,
excluding the LESSEE’s leasehold interest in the condemned premises, if any, which will belong
to the LESSEE. This Article shall not be deemed to give to the LESSOR any interest in or to
require the LESSEE to assign to the LESSOR any award made to the LESSEE specifically for its
relocation expenses or the taking of personal property and fixtures belonging to the LESSEE.

10B.04 ABATEMENT OF RENT.

If a partial condemnation or other taking does not result in a termination of this lease as to the
entire Demised Premises, then the Fixed Base Rent and the Additional Rent shall be adjusted in
proportion to that portion of the Demised Premises taken by such condemnation or other taking.
The LESSOR shall, at its sole cost and expense, make all necessary repairs or alterations to the
Total Premises so as to constitute the remaining Demised Premises a complete architectural unit
to the extent that the same may be feasible, provided that the LESSOR shall not be obligated to
undertake any such repairs and alterations if the cost thereof exceeds the award resulting from
such taking.
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10B.05 IMMUNITY

Nothing in this lease shall be construed as a waiver of or limitation upon the LESSEE’s
immunity to condemnation by inferior and/or unauthorized condemning authorities.

ARTICLE 11: SUBORDINATION AND ATTORNMENT

11.01 SUBORDINATION

This lease is subordinate to any mortgage, which has been or may from time to time be placed
against the Total Premises, or any part thereof, and is also subordinate to any and all renewals,
modifications, consolidations and replacements thereof. Although no instrument or act on the
part of the LESSEE shall be necessary to effectuate such subordination, upon request of the
LESSOR the LESSEE shall, to the extent allowed by law, execute and deliver to the LESSOR
such instruments or instruments as the LESSOR may reasonably need relative to such
subordination. In the event of any foreclosure of any such mortgage or a sale in lieu thereof, the
LESSEE, so long as no material default exists on its part under this léase, shall not be disturbed
in its occupancy of the Demised Premises, and this lease shall continue in full force and effect
with the LESSEE recognizing and attorning to the then owner of the Total Premises as its lessor
hereunder.

11.02 ATTORNMENT

In the event of any sale, assignment or foreclosure of any mortgage, lien, deed or other security
instrument with reference to any part of the Total Premises, including repairs, replacements,
improvements and work, the LESSEE shall execute and deliver to the LESSOR a consent,
attached hereto as Exhibit G (Consent to Assignment). No change in ownership shall be binding
upon the LESSEE unless and until the LESSOR has furnished the LESSEE either the original
instrument evidencing such transfer or a certified copy thereof.

11.03 QUIET ENJOYMENT

Notwithstanding the above, the obligations contained in this lease to be performed by the
LESSOR shall be binding on the LESSOR’S successors and assigns during their respective
periods of ownership. Upon the LESSEE’S paying the fixed base rent and any additional rent
and performing all of the LESSEE’S material obligations under this lease, the LESSEE may
peacefully and quietly enjoy the Demised Premises during the lease term, renewal or any
extended or holdover term as against all persons, entities and/or mortgages lawfully claiming by
or through the LESSOR.
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ARTICLE 12: ENTIRE AGREEMENT

12.01 ENTIRE AGREEMENT

This lease, including the exhibits and schedules, if any, attached hereto and any plans, drawings,
specifications, affidavits, maps, booklets or parts thereof, contains the entire agreement of the
parties and all prior negotiations, agreements and understandings are merged herein. Neither the
LESSOR’S nor the LESSEE’S representatives have made any representations or warranties with
respect to the Demised Premises or this lease, intending to be bound thereby, except as expressly
set forth herein, and no rights, easements or licenses are or shall be acquired by the LESSEE by
implication or otherwise unless expressly set forth herein.

ARTICLE 13: STATE APPROVALS

13.01 STATE APPROVALS

This lease, and any amendments or modifications thereto, whatever the circumstances, shall not
be binding on the LESSEE unless and until approved by the State Properties Review Board and
the Attorney General of the State of Connecticut, the same being evidenced by their respective
signatures on the appropriate documents.

ARTICLE 14: MODIFICATIONS

14.01 MODIFICATIONS

Any modification of this lease, or additional obligation assumed by either of the LESSOR or the
LESSEE in connection with this lease, shall be binding only if evidenced in writing and signed
by the LESSOR and the LESSEE or an authorized representative of the LESSOR or the
LESSEE, and first approved in writing by the State Properties Review Board and the
Connecticut Attorney General. The LESSEE shall not have any obligations or duties under this
lease except for those expressly set forth herein.
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ARTICLE 15: TITLE TO TOTAL PREMISES

15.01 TITLE TO TOTAL PREMISES

The LESSOR covenants that it is the owner in fee simple of the entire property on which the
Demised Premises is located, including common and parking areas, where applicable, and of
which the Demised Premises is a part (collectively, the “Total Premises™). The LESSOR also
covenants and warrants to having good right to lease the Demised Premises and agrees to defend
the title thereto and to reimburse and hold the LESSEE harmless from all damage and expenses
which the LESSEE may suffer by reason of any restriction, encumbrance or defect in such
marketable title. The LESSOR shall permit the LESSEE to occupy, possess and peacefully
enjoy the Demised Premises without hindrance or molestation from the LESSOR or any other
party or person claiming by, from or under the LESSOR.

ARTICLE 16: FINANCIAL INTEREST

16.01 STATEMENT OF FINANCIAL INTEREST

The LESSOR shall execute and deliver to the LESSEE a statement of financial interest, attached
hereto as Exhibit E (Statement of Financial Interest), which execution and delivery shall be a
condition precedent to LESSEE’S execution of the lease. Any false statement contained in said
affidavit shall constitute a breach of this lease and shall constitute grounds for the LESSEE to
terminate the lease at any time by giving written notice of same to the LESSOR without
prejudice to any other remedies the LESSEE may have.

16.02 AUDIT

The State of Connecticut or its authorized agent reserves the right to audit the financial records
of the LESSOR with respect to any documents, invoices, books, records or papers, in any
existing form, associated with provisions of this lease at this location prior to the payment of any
additional rent to amortize the LESSEE’S share of the cost of repairs, replacements and work
completed by the LESSOR on behalf of the LESSEE, if any. The LESSEE also may audit any
other documents, invoices, books, records or papers, in any existing form, related directly or
indirectly to LESSEE’S payment of other additional rents for up to three (3) years after the final
payment, at any time during the term of this lease and/or the construction of any other
improvements by the LESSOR on behalf of the LESSEE.
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ARTICLE 17: MISCELLANEOUS PROVISIONS

17.01 CONNECTICUT LAW

This lease shall be governed by, construed, and enforced in accordance with the laws and court
decisions of the State of Connecticut without giving effect to its principles of conflicts of laws.

17.02 JOINT AND SEVERAL OBLIGATIONS

If there shall be more than one LESSOR, they shall be bound jointly and severally by each and
every section and provision of this lease. ‘

17.03 UNENFORCEABILITY AND AMBIGUITIES OF LEASE PROVISIONS

If for any reason the terms of this lease or any substantive provision thereof, shall be found to
violate public policy or be ambiguous, unenforceable or illegal, this lease shall'be amended to
conform to the applicable decision, and the LESSOR and the LESSEE shall execute any -
amendments necessary to effectuate the goals and purposes of this lease as soon as possible. All
such amendments shall be subject to the provisions of Article 13 (State Approvals) of this lease.

17.04 APPLICABLE EXHIBITS

Only exhibits A-Demised Premises Floor Plan, A-1 Program Description, B-Affidavit of Net
Usable Square Feet of Demised Premises, C-Renovations and Improvements, D-Normal
Operating Hours; Utilities and Services, E-Statement of Financial Interest and F-Additional Rent

are attached to and made a part of this lease.

17.05 CONFIDENTIAL INFORMATION

The LESSOR understands that the LESSEE may store and/or maintain confidential data and/or
information, including, but not limited to information designated as confidential by State law
and/or court order. The LESSOR shall do and perform all things and acts that are necessary or
appropriate to maintain and not breach such confidentiality. Further, the LESSOR shall, at no
cost to the LESSEE, fully cooperate with the LESSEE and take all appropriate steps to prevent
the LESSOR. Parties from discovering or disseminating any such confidential data and/or
information. If LESSOR fails in its obligations under this Section, then LESSOR shall be
responsible for any Claims, liabilities, damages, losses, costs and expenses, including but not
limited to, attorneys' and other professionals' fees, that may arise therefrom, directly or
indirectly, in connection with the breach of this Section.
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17.06 SOVEREIGN IMMUNITY

The parties acknowledge and agree that nothing in this lease shall be construed as a waiver by
the LESSEE of any rights or defenses of sovereign immunity, which it may have had, now has or
will have with respect to all matters arising out of this lease. To the extent that this provision
conflicts with any other provision, this provision shall govern.

17.07 EXECUTIVE ORDERS

This lease is subject to the provisions of Executive Order No. Three of Governor Thomas J.
Meskill, promulgated June 16, 1971, the provisions of Executive Order No. Seventeen of
Governor Thomas J. Meskill, promulgated February 15, 1973 and the provisions of Executive
Order No. Sixteen of Governor John G. Rowland promulgated August 4, 1999. These Executive
Orders are incorporated in this lease by reference and shall be binding on the LESSOR as if they
had been fully set forth herein. The LESSEE shall provide, in accordance with Article 10
(Notices), copies of such orders to the LESSOR within 5 days of receiving a written request from

the LESSOR.

17.08 CHANGE IN OWNERSHIP

No change in ownership shall be binding upon the LESSEE unless and until the LESSEE has
been furnished either with the original instrument evidencing such transfer or a certified copy
thereof.

17.09 SUCCESSORS AND ASSIGNS

This lease shall be binding upon and shall inure to the benefit of the parties hereto and their
successors and assigns.

17.10 PAROL AGREEMENTS

The LESSEE shall not be responsible for any payments or reimbursements under this lease

except those expressly provided herein. The LESSEE shall not have any obligations and duties
. under this lease except those expressly provided herein. ,

20 ' 10\4\0"\




S.L.2004.1

17.11 LESSOR’S FURTHER OBLIGATIONS
As special conditions, the LESSOR further agrees to the following:

a. All of the renovations, improvements and work mentioned in Articles 4 (LESSOR’S
Obligations; Default), 5 (Demised Premises Preparation — Minimum Requirements) and Exhibit
C (Renovations and Improvements), if applicable and attached, shall, and not by way of
limitation, be completed as per the terms and conditions of said Articles and Exhibit and Sections
17.11 (b) and (c) below;

b. The LESSOR represents and warrants to the LESSEE that all materials, equipment and
work made part of said renovations, improvements and work (inclusive of all tenant renovations
and improvements made on behalf of the LESSEE), shall be new, designed and constructed in a
workmanlike manner, free of any defects, including without limitation, design, architectural,
engineering, structural, electrical, mechanical, heating, ventilating, air conditioning, or plumbing
defects, and in accordance with the terms and conditions of this lease; and

C. If the LESSOR shall fail to perform any of its obligations under this lease, after receipt of
notice as required, or in the event of emergency, the LESSEE shall have the right of self-help,
and, in such event, the LESSEE may deduct the reasonable costs thereof from the rents next or
thereafter due under the lease.

17.12 RECORDATION

The LESSEE may record this lease, provided however, that the LESSOR, at the written request
of the LESSEE, shall join in the execution of a notice or memorandum of this lease in such form
as the LESSEE shall prepare for the purpose of recordation pursuant to General Statutes Section
47-19.

17.13 DEFINITION OF “DAYS”

The word “day” shall mean a calendar day, unless otherwise specifically noted. Whenever “day”
is otherwise defined to be a business day, business days shall be all calendar days other than
Saturdays, Sundays and days designated as national or State of Connecticut holidays upon which
banks in Connecticut are closed.

17.14 HEADINGS

The headings given to the paragraphs in this lease are inserted only for convenience and are in no

way to be construed as part of this lease or as a limitation of the scope of the particular paragraph
to which the heading refers.

4
21 )o\% °Lk




S.L.2004.1

17.15 CORPORATE AUTHORITY
The LESSOR represents and warrants to the LESSEE that:

(a) it is a duly and validly existing Limited Liability Company under the laws of the State
of Connecticut and authorized to conduct its business in the State of Connecticut in the
manner contemplated by this lease. Further, the LESSOR has taken all necessary action
to authorize the execution, delivery and performance of this lease and has the power and
authority to execute, deliver and perform its obligations under this lease;

(b) it has full right and authority to enter into this lease for the full term herein granted,
and that it has good and marketable title to the Total Premises;

(c) it will comply with all applicable State and Federal laws and municipal ordinances in
satisfying its obligations to the LESSEE under and pursuant to this lease;

(d) the execution, delivery and performance of this lease by the LESSOR will not violate,
be in conflict with, result in a breach of or constitute (with or without due notice and/or
lapse of time) a default under any of the following, as applicable: (i) any provision of
law; (ii) any order of any court or any governmental department, commission, board,
bureau, agency, office, council, institution or instrumentality; or (iii) any indenture,
agreement, document or other instrument to which it is a party or by which it may be
bound; and

(e) to the extent that the LESSOR has engaged the services of any person or entity in any
capacity to solicit or secure this lease, the LESSOR shall be solely responsible for the
payment of any fee, commission, percentage, brokerage fee, gifts, or any other
consideration contingent upon or resulting from the award or making of this lease or any
assignments made in accordance with the terms of this lease. The LESSEE shall not be
responsible under any circumstances for the satisfaction of such consideration.
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ARTICLE 18: NONDISCRIMINATION PROVISIONS
VNON-DISCRIMINATION PROVISIONS

References in this Article to "contract" shall mean this lease and references to "contractor” shall
mean the LESSOR. The following section is inserted in this contract in connection with
subsection (a) of Section 4a-60a of the General Statutes of Connecticut, as revised:

(1) The contractor agrees and warrants that in the performance of the contract such
contractor will not discriminate or permit discrimination against any person or group of
persons on the grounds of sexual orientation, in any manner prohibited by the laws of the
United States or of the State of Connecticut, and that employees are treated when
employed without regard to their sexual orientation; (2) the contractor agrees to provide
each labor union or representative of workers with which such contractor has a collective
bargaining agreement or other contract or understanding and each vendor with which
such contractor has a contract or understanding, a notice to be provided by the
Commission on Human Rights and Opportunities advising the labor union or workers'
representative of the contractor's commitments under the this section, and to post copies
of the notice in conspicuous places available to employees and applicants for
employment; (3) the contractor agrees to comply with each provision of this section and
with each regulation or relevant order issued by said Commission pursuant to Section
46a-56; (4) the contractor agrees to provide the Commission on Human Rights and
Opportunities with such information requested by the Commission, and permit access to
pertinent books, records and accounts concerning the employment practices and
procedures of the contractor which relate to this provisions of this section and Section
46a-56. The contractor shall include the provisions of subsection (a) of this section in
every subcontract or purchase order entered into in order to fulfill any obligation of a
contract with the state and such provisions shall be binding on a subcontractor, vendor or
manufacturer unless exempted by regulations or orders of the Commission. The
contractor shall take such action with respect to any such subcontract or purchase order as
the Commission may direct as a means of enforcing such provisions, including sanctions
for noncompliance in accordance with Section 46a-56; provided, if such contractor
becomes involved in, or is threatened with, litigation with a subcontractor or vendor as a
result of such direction by the Commission, the contractor may request the State of
Connecticut to enter into any such litigation or negotiation prior thereto to protect the
interests of the state and the state may so enter.

(2) The contractor agrees to comply with the regulations referred to in this section as they

exist on the date of this contract and as they may be adopted or amended from time to
time during the terms of this contract and any amendments thereto.
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The following section is inserted in this contract in connection with subsection () of
Section 4a-60 of the General Statutes of Connecticut, as revised:

(1) The contractor agrees and warrants that in the performance of the contract such
contractor will not discriminate or permit discrimination against any person or group of
persons on the grounds of race, color, religious creed, age, marital status, national origin,
ancestry, sex, mental retardation or physical disability, including, but not limited to,
blindness, unless it is shown by such contractor that such disability prevents performance
of the work involved, in any manner prohibited by the laws of the United States or of the
State of Connecticut. The contractor further agrees to take affirmative action to ensure
that applicants with job-related qualifications are employed and that employees are
treated when employed without regard to their race, color, religious creed, age, marital
status, national origin, ancestry, sex, mental retardation or physical disability, including,
but not limited to, blindness, unless it is shown by such contractor that such disability
prevents performance of the work involved; (2) the contractor agrees, in all solicitations
or advertisements for employees placed by or on behalf of the contractor, to state that it is
an "affirmative action-equal opportunity employer" in accordance with regulations
adopted by the Commission; (3) the contractor agrees to provide each labor union or
representative of workers with which such contractor has a collective bargaining
agreement or other contract or understanding and each vendor with which such contractor
has a contract or understanding, a notice to be provided by the Commission advising the
labor union or workers' representative of the contractor's commitments under this section,
and to post copies of the notice in conspicuous places available to employees and
applicants for employment; (4) the contractor agrees to comply with each provision of
this section and Sections 46-68¢ and 46a-68f and with each regulation or relevant order
issued by said Commission pursuant to Sections 46a-56, 46a-68¢ and 46a-681; (5) the
contractor agrees to provide the Commission on Human Rights and Opportunities with
such information requested by the Commission, and permit access to pertinent books,
records and accounts, concerning the employment practices and procedures of the
contractor as relate to the provisions of this section and Section 46a-56. If the contract is
a public works contract, the contractor agrees and warrants that he will make good faith
efforts to employ minority business enterprises as subcontractors and suppliers of
materials on such public works project.

For purposes of this section, "minority business enterprise" means any small contractor or
supplier of materials fifty-one percent or more of the capital stock, if any, or assets of
which is owned by a person or persons: (1) who are active in the daily affairs of the
enterprise, (2) who have the power to direct the management and policies of the
enterprise, and (3) who are members of a minority, as such term is defined in subsection
(a) of Section 32-9n; and "good faith" means that degree of diligence which a reasonable
person would exercise in the performance of legal duties and obligations. "Good faith
efforts" shall include, but not be limited to, those reasonable initial efforts necessary to
comply with statutory or regulatory requirements and additional or substituted efforts
when it is determined that such initial efforts will not be sufficient to comply with such
requirements.
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Determination of the contractor's good faith efforts shall include, but shall not be limited
to, the following factors: The contractor's employment and subcontracting policies,
patterns and practices; affirmative advertising, recruitment and training; technical
assistance activities and such other reasonable activities or efforts as the Commission
may prescribe that are designed to ensure the participation of minority business
enterprises in public works projects.

The contractor shall develop and maintain adequate documentation, in a manner
prescribed by the Commission, of its good faith efforts.

The contractor shall include the provisions of subsection (a) of this section in every
subcontract or purchase order entered into in order to fulfill any obligation of a contract
with the state and such provisions shall be binding on a subcontractor, vendor or
manufacturer unless exempted by regulations or orders of the Commission. The
contractor shall take such action with respect to any such subcontract or purchase order as
the Commission may direct as a means of enforcing such provisions, including sanctions
for noncompliance in accordance with Section 46a-56; provided, if such a contractor
becomes involved in, or is threatened with, litigation with a subcontractor or vendor as a
result of such direction by the Commission, the contractor may request the State of
Connecticut to enter into any such litigation or negotiation prior thereto to protect the
interests of the state and the state may so enter.

The contractor agrees to comply with the regulations referred to in this section as they exist on

the date of this contract and as they may be adopted or amended from time to time during the
term of this contract and any amendments thereto.
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IN WITNESS WHEREOF, the parties have hereunto set their hands.

Signed in the presence of:

/;a'S‘r';(o
() /tcu/éf/ﬂ) yééo(dwgﬂf

Cherill y’n Baldvee |

e Gl

FREMONT 155,LLC

By %/)Za——"

Jonathan Keller
Its Managing Member
Duly authorized

Date signed: 7/ 5’/”7/

STATE OF CONNECTICUT

By )«“ MVWVQ%MW
Jamnes T. Fleming J /
Its “\edmmissioner,

Duly authorized

Date signed: /7// 3}/ o
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Marecing Memkof Fremont 155, U0 a Connecticut {{ymfrif g ,@31;,1'7 Whose name is subscribed to

S.L.2004.1

STATE OF CONNECTICUT )
s ) ss. H&(i‘ﬁ)/’d
COUNTY OF HARTFOZD )
On this the (QWL day of July , 2004 before me, the undersigned officer,

personally appeared Joniihan M. Lelies; ’known to me (or satisfactorily proven) to be the

the within instrument and acknowledged that he executed the same for the purposes and
consideration therein expressed in the capacity as therein provided as his free act and deed and

that of the {Linited g UK Lo .

In Witness Whereof I hereunto set my hand.

Farinu 0. hrtise—

Notary Public/My Commisigion Expires:
Eommissioner-of-the-Superior Court™
Laurie A. Partyka
Notary Public
1, 8005

My Commission Expires: August 3

STATE OF CONNECTICUT)
) ss: HARTFORD

COUNTY OF HARTFORD )

On this the :gb(k\aﬁy of \So . 2O_Lj__, before me,

the undersigned officer, personally appeared RIS oS {" ~ “ of the
Department of Public Works, State of Connecticut, known to me to be the person descibed in
the foregoing instrument, and acknowledged that he executed the same in the capacity therein
stated and for the purposes therein contained.

In witness whereof I hereunto set my hand.

Loy, G

. DIANE M. CHACE
Notary Public NOTARY PUBLIC
My commission expires: MY COMMISSION EXPIRES JULY 31, 2009

- Commissioner of the Superior Court

27



S.L.2004.1

Accepted:

DEPARTMENT OF MENTAL RETARDATION

C AN prmean

B}\/‘*'E{eter O'Meara
Its: Commissioner

Date signed: ?> / / b// 4

Approved in Conformance With
Conn. Gen. Stat. §4b-23(0)(2), As Revised,
OFFICE OF POLICY AND MANAGEMENT

@um&)&%«(w

By: AnnebbnanzoY
Its: Dal/)u/ Sedretard

Date signed: g/// g,ﬁ;.l/&;/

Approved:
STATE PROPERTIES REVIEW
BOARD

QM ﬁ’@/

By: Pasfjuale A. Pepe /

Its: Chairman

Date signed: /O} '-/ } D%
Approved:

ATTORNEY GENERAL

Lo o N

By William B. Gundling
Associate Attorney General /
Date signed: A7 é’
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EXHIBIT A

DEMISED PREMISES FLOOR PLAN (TO SCALE)

Plans Titled "155 FOUNDERS' PLAZA, EAST HARTFORD, CONNECTICUT, SCALE: 1/8"-
1'0, SECOND FLOOR PLAN SHEET A-2, and THIRD FLOOR PLAN SHEET A-3, both Date:
10 Nov 1998", prepared by Beckenstein Enterprises, 183 Prestige Park Road, East Hartford,
Connecticut 06108 is incorporated into this lease by reference and shall have the same force and
effect as if it had been fully set forth herein. A copy of this plan will be kept on file in the
Leasing and Property Transfer office of the Department of Public Works.

N
QK\WX
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EXHIBIT A-1 . (pg. 1 of 8)

LR

parcal. of land,

A certain plece-of-
ts thaceon and all appurtanancas thiatato;

‘and other ‘improvemen ]
side “of Pitkin Street in tha Town of East
of Copnecticut,. shown and *

_locatad on the south

Hageford, Couaty of Hartford and Stace
designated "Parcal B Area -.139, 678 - Sq. ¥t oc 1.208 "Acres™ on
-a csrtain map ot plan .on file in the Fasc Haguford Town Clerk's
pffice and entitled; “rSubdivision” propercy of Founders ‘Plaza
Pitkin Street, -Meadow Strset & Hartland Streel Eady

1

Associates

‘Bartford, Connecticut Date . Qct. 1378 Scéale ~ 1*=30' . Revision

10/6778 Bldg's & R.0.H.'z Sheer MNo., 1 of. 4% Cartifiaed {n
dards of Class A-2 by Joha Y. Hiller, Closa,

sccordanca with Stan
Jansen & Hillar, fHethersiield,
" particularly bounded ihd 2ascribed iy follows:

Beginning at a péint on the .soutfivestarly sgreat -line af Pitkin
streec, said point being one hundred seéyenty-seven and. fifty~thrae
ona-hupdcedths (177.53) feet northwesterly, as. measured along said

of . the northwesterly

southwescorly street” lina of Pitkin Skreek,
terminus of a cu adius of fiftaen 'and’ no one~hundredths

feet which connects said southwescarly = sEreet
pitXin Streec with tha westerly streaec lina of Meadov Street; thence
ruhning South 03° 45' 51" West aloag other lapd now ot formerly of

Foundars Plaza Associates {shown a3 parcel M on the above described
map). a distance d no one-nundredths (280,00)

of two. hundred eighty an

fear to a polnt; thenct rupning MNorth 82° 19¢ 21™ West -along other
land pow of formerly of Founders Plaza Associates (shown a3 Parcel A
on the 3bove referepced map) a distanca of four hundrad thirty-twe
and twenty-seven one‘-bu‘nd:edths {432.27) faet to” 3 point; Cthenca
cunning Hocth 11* 20°' 00" EBast along other land now of formerly of
Founders Plaza Associacas, a distancs of four hundred and ne

scedths (400,00) feet to A point onm che southwestarly strest
Line of Ppitxin Stceat; thence running South 66° 0§' 307 East along
said’ southwestacly street line of Pitkin srreat, a distance of one
nundced seventy-saven and ten one-nundcedths (177,10) Cfeat Lo a
point. said point being marked by a merestone: thencs cruaning South
g4 58" 20" Eaat along said southwesterly street tine of Pltxin
distance of Ewo hundred twenty-seven and ninaty-thcée
(227.93) faekt to the point and place of beginning.

Street, 2
fercred %o as "parcel 2."

one-hundredths
The aforesaid premises ares I

TOGETHER WITH  certain nonéxclusive

ceserved -in {a) = Special Wagranty Deed from Foanders Plaza
“Associates to Hartland Associatea dated July 9§, 1380, and recorded
in Volume 730, at Page 73 of tha East Hartford Land Racord3, and (b)
a Special Warranty Deed from Founders Plaza Assoclatas to Melikian
Realty- Associaces dated November 23, 1381, and cacorded im Volume
771, av page 246 of the East Hartford Land Rscords, for lngress and
egress, oOver thosa portiopns of a 10-foar wide strip of land moce
p‘a{«Eicularly bounded and described in schedule A=l hereto  as are
located on those certain pieces or. parcels af land described in
Schedule A-2 and schedula A-3 hareto.

sasements ap‘purtani‘h:

TOGETHER WITH a fonexclusive easement appuctenant granted in 2
Founddrs Reallty. Limited partnership- o

Special Warranty Deed from

155 Realty dated _ July 12 _, 1983, and cecarded in the

rasc Harvford Land Records on Augusc 9 , 1383, for ingcess and
1arly bounded

egress, over 1 §0-foot wida strip of land mocra particu
and desg:ribed in Schedula A-4 herato.

‘rogethar with aus build inq,'.':i

Connecticut, and béing moru-

i

w

.

line of
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' T 30r HAIDEIT AREL
207 BASSENT AR

h A certamn sirip o:.‘. land X0,00 faet dn vidth running 'a'c.t*.n‘tn:
Y

Pitkin. and Fartiand Strasta In the Town of Zact Nartford, County
ing daalrnatad. *30°
e rubdivizlone

r¢ Harefard and State of Cansertizut and ba
Right ¢f ¥ay® on a cortain map of plan antitledl
Property of Foundsi= Pluza Azsoeiates Pitiin Straet, Xisdow.
Strret 4 Hartland Straet Fast Hartrford, Connecticut Data Oct,:
1973.S¢3le 1*»50¢ Revision 10/6/73 Bldg's R.O.Y, '3 Shoet No, 1
of 4* Cartified (n sarurdance with Stapdards of Clazz d-2 by
Jensen &4 ¥{llzr, WethercIleld, Connocstleut,

John K. ¥iller, Cloaa .
Fumring over and through Parsals 4, 3 and W az zhéwn on.caid aap,

g deing pore partlenlarly dourded and diezcrided a3 Lallown:

Yezimirs 1t & point on the southwestirly atraet line of
Pitkin Strret, sadd point deing afxteen and tan ens-hundradthy
{16.20) fers goutheast of thry northwest camner of Pertal ¥, as
S on .xald man, a3 doasted along s2id gouthwesferly straet
1ine o Pitxin Streot) thensr numning parallel to and Tifteen .
xrd no one-mmaArecins (15,00) faet eastarly thorslrss the waitrr-
1y property lina of xiid Partal X on » bearing oZ South 03° 45
51" ¥ast, a distaney of ‘Foux bundrid fortye-nine snd ten one-
fundsvdths (449.10) f26% to @ polat om tie payrtherly 2trset llnw
of Martland Streeti thenee running Seuth 81* CO* 42* Weat along
il nertherly ctreet lina of Hartland ftreed, a dirtanes of
thirty and saventy-cix oneshundrcdths (30,76) feet to 4 point)
thence runalng parnllal ta.and fiftzen and ne enz-hundreiiha
(15.00) feet vestarly therelirsa the weiterly property line of
r31d Tarcel M op 2 bearine of Korth OF* L5¢ 51° Iast, a distanze
0! four hundred 3ixty-cpven’ and fifty-slr ene-huacredths (467.58)
f13% to A 3440t pn the soutiwestarly strset lina of Plikin Sirves:
shence rurning South 64% 587 20° Eazt alonp maid seuthvesiarly
rrreet Jine of Pitxin Street, o diztance of thirty-tuws and twInty
sne~hundredthy (32.27) Seet ta tha point and placs of bezinaing.

Said 30" Tazement Arza {3

1. Sudjeet tz restrigtisns, covemanty and eesliilens gons.
t2ined In the contract Detveea the Dast Martford Redevelope
‘Eent AreieT and Founders Pliza Aszacixtes dated Septazhor
n, i and recordsd at Velues 446, pagy 581 of <he Sast -
RartZard Land Nesarda, »3 a=znded, azé eontiinzd in the
¢ecd Zroa the Town of Tast HarsTord to Foundsrs Plaza
lazocistes datad Septanbder &, 1974 ang recordsd on Sipte
e=ber 5, 1974 on the Eiat Marirard land Records {n

Yoluna 552 av page 63 and
2. Sudiect to a Sewer TIrSt af vay ovar the nértherly
yorsion of the pronises adlacrat ta Pitxin Straet, {n .
Iaver of Tae ¥etTopolitan District as evidencsd dy & Cartiae:
2ieate 02 T3kIng catad July 14, 1959, and recarded at

" Yelune 254, Pagr 312, f zafd land Raeards,

.




PANCEL A |

1. X covtain place or pa¥csl of land vith the Improvemants °
thersren and sppurtanandes théreto located on. the north side af ’
Fartiand ftreet {n the Towvm of niit Hartfoed, County ef Martfdrd
and State of Connecticut, Zhevh and designated *Parcel A Area w
110,107 Eq. Tt. oF 2,518 AéTes® on & certiin pap or plan an file
i the Last Hartlord Tovn Clerk's orfice snd entitdéds *“3ub=
divlzion*® Propecty of Foundery Plaza Associates Pitxin Eerees,
Merdowv Streez § Hartland Street Last Kavrtlord, Connecricut Dnte
Tote 1974 Scale 1° = 507 Revision 18/6/7% 2lda'c & X.0,¥,'s Sheet
No. 1 of 4% Certlified [n accovdance with Standards of Class A=l by
Joka M. Midler, Close, Jengen § Xiller, Wethersfield, Connecticuy,
and being moce particularly bounded and desgribed as follows:

n the northerly street line of Raitland

« hundred sixey-seven and focty=-lour

t westerly ;n_ncnturud along saild

1and Street of the westerly termanuk
of » zucve having a fiftven [(15) (oot vadlux which connects sald

* aectthetly. street line of Hartland Strret with the vesterly streek

line of Aeadow Sirret; thence Tunning Soach 41° 00° 3% Wesy along

23id novthecly streer line af Kaptland 3treet, 4 dixtsncs ol [our

hendred elghty=flour and eighty=nine ane~hundredths [(34.39) Leet

to « paintr Thence runaing Horth 11° 20' 007 lasc along other land
row or formerly of Founders Plaza Azssociates a distance of three

_ hundred U[l[teen and ten one=hundredths (315.10) faet to 4 paiat:
thencr ruaning South 82° 397 21° fasc along the land pow or form=

vrly of rounders rlaza Adzoclates (shawn ap Parcel 3 on the Adbove

refeiranced aap) a dlztance of four hundred thirty<two and twenty=
teven one-hiadradtha {432.27) fawz to a point on the westerly pro«

pecty lina of othet 1178 novw or fornerly of Toundyrs Flaza

Associates (2hown as Parcsl W on tha above refersnctd »spl) thence

cunnlng Scuth 03° 45' 317 West along sald Parcel X on axid mip, &

ne hundrsd meveaty-<ight and thirty=-thres one—
fver To thw poiat and plice of beglnning, Tha
sometiass rafertad ta hayeln aa *rarcel

gealaning at a pelint &
Svreet, 3ald point being on
oni~hundredths (167.44) lue
nartherly street line of Aart

distapcs - &-]
hundredens {170.33)
sfarszaid prymlies ars
A%, o
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. R L= .
2 garrain iese o pareelsf lind lséatsd o te naFth stde
of Hirzland S1r2eT, the wedt aids of Meadow Straet,
3ide o Pltxin Street i3 thid Tova“of £3st-Hartford, Caumty of

abiwn and dasignated *Parexl .

Hartford, and Stata of Canneciicut
624 1'::*::' an a certaln oop sr plan’ |

Y Area = 70,736 S5q, Ft. o 1.6 ! . 3
en £11# in the Tast ‘Hirtford Towh Clark's 0ffice and entitlad: -
sseybdivlaton® Property of Poandars Flaza Azsociatid Pitiedn .

reet & H=rtland rerewt Eazt Hartford, Conncctle

Street, Yoadov St . ;
8 Ceale 1%=%07 Révlatan-10/6/78 Bldg's 4 R.O.¥,'S .

cut Date Ccte 197 g
rhant Mo, 1 gf L® Cartified 1n accordancs with StapZards of .
Clnzs A2 Ly Jorn Ho Ailler, Clozz, Jenaen A ¥41llar, Yetherarizld,
Coninecticut, and biirg mare particularly toundad 3nd dezcribed

a3 Tollawst

Bertnnlng at 2 paint, said joint buing 2srked dy B dzr3ztone
] line ef Hartland Street, said point baing.the
vesierly taTzinus of 3 curve having & sxdius of filtaen and no
spe~fiundradths (19.C0) fzit which connects xald norilerly atrest
1ins o7 Yartl=nd Zirect with the wratirly str2et line of Yendow
firecti thencs rurning South p1* Co' L3* vat aldng sald ravrthers
Yy street line of Hartland Sirret,  distancy of sac hundrest
rixty-asven and fariy-lour one-tamdradthc (187.44) fect to'm
palnt; thanct nmning Rorzh 03° 451, %1% Zoat slong other land

now or !'o:-:erlg~ of Founders Plaza lssociatst {being akown as .
garcely A anc B an the sbeve relerznced msp) @ diztanes 6% four
Furnered fiZty-aight acd thirty-thoee one-—hu:.dr-rdt..‘u~(k5¢.33) Lazt
<5 a.50Int on the sout bveatarly sireet ‘line of ritkin Strzes;
thence nmung tauth.63* %8¢ 20 Fast alsng aié FaUtwexterly
etreet line of Pitxin Strewt, a dlatakca of oas huzéred sevantys
seves ané fifty-ihiee one-mutdredshs (177.53) feet to A point of
gusvanieTs thence smaiag southcasterly, southerly, and zouth=
wegtaTly on ¥ curvs <o the right having a radius of fiftasn and
no oneehendrrdths (15.030) faet, & ¢ictancs of eightzen and no

dint of tangeaty o0 the vestates

ohe-hedrvdths (1B.00) feet Ta B

1y street line of Yiadow Stryety thence umring Seuth 03¢ h5e
31+ yect aledg said weatzrly stTest lins of readow Strest a
diztanse of three hundred twenty—tizht snd thirty-eight ohe=
wadrectha (J28.33) feet ta A point of ‘Currstira] theats rmning
santhveaterly on a turve ta . right having a madive of fiftaen
ard no snceiundredtha.(13.00) feet, & diztanss 47 twenty wid
tyerty=tve snsiuncredthy {20.23) Sret 1o the pelnt and placs

ot dezinaing,

and the sowth
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©, gorpsr of Iarce

AR

Miller, Clo3e,

. abave descridbed may

o pasmey o

. 4 captain strtp of licd ED fest in width pumning batveen
pitzin and Hartland Streets In the- Town ¢ Iast Hirtford, Ciunty
of Hartford und Itats ‘of .Connegticut and Being shown and dedizhag
o34 (3% Night of Yay on a miTtain aip antitlad **3ubdiviziont
Proparty 8f Founders Ploia lacociates. Pitxin Strest, Mesday Street
% Partland Street Daxt Hertlord, Comneetitut Date Octe 1978 3cals
1%.20! Roviaion 10/6/78 Blag's & RO ¥u '3 Teet No, 1 8L bf Care
Tiried {n seccordance with Standards of Class X=-2 by John He
Jensen & Miller, Yethera?isld, Conneciicuty
zularly bounded and dzacrived a3 Jollowst .

. 2aginning Bt » pelnt on the- sauthwaaterly strreg 1ine of

plevin Street, satd point beinp gaincident with the nortlivestarly

1 3 shown. aa’ths above ¢azcTibed mapi thence™

20" C9% Yest alang other. land fiov oI Lorrarly

Lzsociates (ahown as parcsld 3 and L on ths

) 3 24ztanct of seven huncrd fiftesn and, teH
+ an ths nortiarly siraet

peing PO Tarts

runniez South 11*
of Founder3 IMazx

ememundrcdtha (715.10) fzet ta-a poin
g South BlY 0! 43° Yest

Yine of Hartland 3trect] thenes runhin

along said northerly atrzet line af Hartland Stoyet, A diztanee.
ef sixtye-thrae and Ainety—eight ane=fundrediis {63.98) feet t2
s diztancs of

 a paint; thencz uning Horth 11° 200 ¢O™ Z23%,
edtns (750.65) Lret’

rod £1ty snd afxty-Iivs one-hundr
tp a point on The gouthwestarly str2st line of Pitxin Strzedy
thenes rumning South g5 0a' 3D* Fast aleng the southvedterly
itrget lina of Titain Stroet. 3ixty-ons and fartyssix enew

pendredths (61.46) fret 3 the point and placs of begianing

seven hund
L]

cald 60" Iszscant Ares Lxy

restrictians, covananta And condltisns cane
v lrud in the comtrack batween tha East Hartfard Redayalop. .
. sent Lz=ncy ard Founders $laza dgaceiatas dated Septapdenr
11, 1969 and rrcordad at Yolu=e W46, page 281 of the E21%
Hartford land Rreords, s actndéd, and ccntained in the
detd Zrom ths Town s Taat Herzferd to Founders Plazn
Lsrocintar datod Cetabar 14, 1559 asd recoprdad In ths Zast
Martrerd Land Rrecris In Yeluse 047 at pagv 550, 32 the
sazo iz corrzetzd 7 2 deed from thr =owm of Trst Hartford
_ to Feundars Plaza A3zoclntus, dated Fe 16, 1971 and
recomded in 3aid Lsnd Records in Yeluma 456 at pace BLYL M

and

3. Subject 0

2, Zubject o A srver right of way sver the northsrly
gortion of the primizea adizcent ts Pitdda Stress, in

Taver of Tis ¥itropalitxn District as svidenced b7 8 Certla
Tlcatx of Taxing dated July 14, 1959, snd Trcorded 2t .
Yaluze 298, page 212, 5¢ aald lLand Racoerdsi and

3, Subject to A grder maganent in Lavar of The Metro-
1itan Distriet, 33 sut farth in inatrusent datad
Dacazber 13, 1572 and rreoresd in xaid tand Recards L0
Yoluse 02 at paze 53§ snd

L, Subject to 3 stara wetaF crainage right 13 txvor of
XLl ltaociitrr, a3 et forth in deed datad dusnat 1, 1977
‘and rscordsd (n 3aid 1and Macords in Yolume 6'37 At parze



EXHIBIT A-1 (pg-. 6 of 8) .

. A certadn plece or-parcel of land {n the Town of Eaxe Hattford
- Councy of Hartford and State of Connecticut, shown on d.c&rrain map
‘or. plan on £ile In the Easzt Hartford Town Clerk's Officg and
entitled: ""Subdlvision® Proparty of Founders Plaza Associaces

Pltkin Street,  Meadow Streer ¢
1378 Scale 1"=50' Ravision 10/6/78 Bldg's ¢

Connecticut Dats Oct,
R.O,W.'s Sheet Na. 1 of 4" Certified In accordancas with Standards of’
Class A-2 by Jolin H. Millsr, Closé,.Jensan & Miller, Wethersfiald,
Connecticur, and beaing more' particularly bounded and described .ag

follows: .
' Beginning at a peint on the southweskerly screet line of Pitkin
Street, said point baing coincident with the northeasterly cotfner of
Parcel B on the above referenced map: .

g south 03°-45'-31" West along land now or formerly-

Associites (shown as Parcel M on the above

Thence runnin
of two hundred eighty and no one--

of Tounders Plaza
taferenced map) a distancs

‘hundredths (280.00) feet to a point:
Thenca running North 82%-39°+21% West ilong land now or formarly
Parcal A on the' above

of Founders Plaza AsSociates (shown as
a4 distance of fiftaen. ahd thraea one-hundradths

referenced .map) .

{15.03) faet to a point: ) .
Thehea running No’rth.O:i'-u‘-Sl‘ East, a distarice of two ﬁundred

eighty-four and ninety oneé-hundredthx (284.90) faet to a point on

the southwesterly street line of Pitkin Straet: ’

Thanca. vunning Soutd 64°-S3'-20" rasr dlong said southwestarly

distanca ¢f sixtden and tan

atraet line of Pitkin Street, a
ona-hundcadths (16.10) faet to the point and place of beginniag.

Ragtland SEreat East * Rartford, |
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.

Smd ‘Premises beirig also dcscnbcd wxmoul rcprcscntauon or warranty - of Gmmor ‘s *to
accumcy, as follows: '

MLWTCERTNNPMC&OFUNOMMMDINISMOWLDCMID
THEREON SITUATED ON THE SOUTHERLY SI0E OF PMUN STREET IN THE TOWN' OF
HARTFORO, COUNTY OF HARTFORD AND STATE OF CONNECTICUT, BEZNGUORE
PARTICULARLY BOUNCED ANO DESCRIBED AS FOLLOWS:

BEOMATAWONTHEW?MOFPWXNWT WHICH POINT 1S

LOCATED 177.53 FEET NORTHWESTERLY ‘OF THE INTERSECTION OF THE EASTERLY LINE OF

WMMNEWYMOFWMMDWPMM
- THE NORTHEASTERLY CORNER OF THE HEREIN DESCRIBED PARCEL, THE UINES RUNS;

THOXE S 03-48'-31° WNDNCLMDNOWORFWRLYOFNEWE}K}UNDBANK
PA&?‘TTRUST COMPANY, AD(STANCEOF 280.00' TO A

THONCE N 8Z-39'=21° W ALONG LAND NOW OR FORMERLY OF EAST HARTFORD
VISITING NURSE ASSOCUTION, BiC, A DISTANCE OF 432.27° T0 A POINT; .

THONGE N 117-20°-00" £ ALONG THE EASTERLY LNE OF A 80' RIGHT= OF —WAY ANO
LAND NOW OR FORMERLY HARTFORD CREEX ASSOCWIES LINMITED PARTNERSHIP, A
' DISTANCE OF 400,00° TO A POINT;

THENCE S 06‘—06'—30' E ALONG THE SOUTHERLY LINE OF PTKIN STREET, A DISTANCE
OF 177.10° TO A POINT;

. m SM'—M—ZO'EMNOTHEWYOFPHKNSIREET A DISTANCE OF
W 91 TO THE FO(NT oR PUCE OF BEOINNING; SAID PARCEL CONTAINS 3.21 ACRES OF




EXHIBIT A-1 (pg. 8 of 8)

' Togcthcr with . all right title and intefest of Grantor, if any, in and to the land

lying in the bed of any street or highway in front of or adjoining the aforesaid real

estate- to' the center.line thercof and to any unpaxd award for any taking by .

condéranation or any damage to tharcalamtabyrcasonofachangaot‘gmdaof
smy strect or highway, gnd (fi) the appun:nmcaandaﬂthccsmbcandnghrs of

- Grantor in énd to the aforesaid real estate.
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EXHIBIT B

AFFIDAVIT OF NET USABLE SQUARE FEET OF DEMISED PREMISES

State of Connecticut

County of Hartford

1. I/We Jonathan Keller, Managing Member of Fremont 155, LLC, of the Total Premises,
known as 155 Founders' Plaza, 255 Pitkin Street, East Hartford, Connecticut 06108, of which the
Demised Premises is a part, being duly sworn, depose, say and acknowledge that the net usable
square feet for a proposed lease of the Demised Premises to the State of Connecticut is, to
my/our own personal knowledge, 32,628 square feet.

2. Further, I/We agree that the above-listed amount was arrived at, pursuant to the following
definition of net usable square feet in paragraph 3.

3. For purposes of this affidavit and its corresponding lease, I/we agree that the term “net usable
square feet” shall be defined as follows: The interior floor area of the Demised Premises used for
office and other purposes. Any space that is either shared in common with other tenants, such as
entrance and elevator lobbies, hallways and bathrooms, or that is used by LESSOR for other
tenants or used as janitorial or electronic/mechanical closets, is not part of net usable square feet.
If any of these areas listed above are for the sole use of a tenant, they shall be counted in that
tenant’s net usable square feet. The measurement includes structural elements of the building
found in the LESSEE’S space, such as columns and projections necessary to the Total Premises
or Demised Premises, but excludes vertical space penetrations of the same, such as elevators,
stairwells, airshafts and stacks. Measurement of net usable square feet is from the dominant
(over 50%) inside face, such as window glass of the exterior wall, to the interior surface of a wall
separating a tenant from an adjacent tenant and to the inside face of a common corridor, elevator
shaft, stairwell, airshaft and stack.
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I/We declare that the information contained herein is true and accurate

Nomie—
(/ :jT? N‘“ut A Ke,((LP

Subscribed and sworn to before me this (L’Tw day of d ( ]>j .20 {)1_{; ,
ot HarHavd , Connecticat

. . ’ u

perior-Court-

Notary Public
My commission expires

Laurie A, Partyka
‘ Notary Public
My Commission Expires: August 34, 2005
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EXHIBIT C

RENOVATIONS AND IMPROVEMENTS

In addition to the minimum requirements set forth in Article 5 (Demised Premises Preparation —
Minimum Requirements), the following improvements shall be provided by the LESSOR.

L SCOPE OF WORK

The following shall be the scope of work for the renovations and improvements. Any
attachments, sketches and/or drawings (collectively, the “Attachments”) that correspond
to or have been prepared in connection with the items below are incorporated herein by
reference and are made a part of this lease and they shall be treated as if they had been
fully set forth herein at the time that this lease was executed. Any such Attachment that
has not yet been prepared as of the execution of this lease shall, when completed, be
deemed to be incorporated herein by reference and shall then be made a part of this lease

and shall be treated as if they had been fully set forth herein at the time that this lease was

executed. The LESSOR shall submit a complete implementation schedule that includes
all planning, meetings, approvals, design and construction requirements.

(a) Lessor shall provide paint and paint all interior walls, door frames and ceilings with latex
paint, move all furniture as required, and paint all doors, rails and bollards; Lessee responsible
for selection of all paint colors;

(b) Lessor shall clean all HVAC duct work per NADCA and adjust all lavatory ventilation to
properly distribute air within the demised premises;

¢) Lessor shall remove existing carpet and cove base within the demised premises; move all
furniture, as required, and install new carpet and cove base per specifications in Section 4.06 of
this Lease.
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II.

PLANS AND SPECIFICATIONS:

The LESSOR may, at its sole cost and expense, substitute a project manager in lieu of a
registered architectural or engineering firm, as may be required in some of the following
subsections, provided that prior written approval is obtained from the LESSEE (DPW).

(@)

(b)

(©

(d)

®

(&

The LESSOR shall complete the plans and specifications to the satisfaction of the
LESSEE within ten (10) days after the execution of this lease. If the LESSOR fails to do
so, then the LESSEE shall have the right to terminate this lease and all duties and
obligations which it may have had or would have had, shall no longer attach to the
LESSEE as if such duties had never existed.

All work shall meet or exceed all Federal, State and local laws, rules, codes, regulations
and corresponding adopted guidelines. All work shall be consistent with the latest issue
of the DPW A/E Procedures Manual.

Any and all costs associated with design professionals, planners, consultants, permits,
legal fees, insurance, etc. associated with design and construction shall be paid for by the
LESSOR. All change orders related to scope, time or cost shall be in writing by the
LESSOR (or design firm) and must have the prior signed approval of DPW and, if the
change order increases the cost, prior written approval of the State Properties Review
Board.

At the LESSEE’S request, the LESSOR shall employ, at its sole cost and expense, a
registered architectural or engineering firm to oversee and coordinate the complete
architectural and engineering design, construction inspection, testing, commissioning and
preparation of all drawings and specifications (Construction Specifications Institute,
Divisions 0 through 16), change orders, etc. LESSOR shall provide planning, design and
construction scheduling. .

The architectural firm shall employ any consultants (mechanical, electrical, structural,
environmental, civil, interior design, etc.) as required or appropriate for a complete set of
collated, coordinated construction documents. The LESSOR’S agreement with the
architectural firm shall provide that all drawings shall bear the architect’s and/or
engineer’s seal, as appropriate.

If space-planning drawings and work are generated by the LESSEE or LESSEE’S interior
designer, the LESSOR shall require the architectural firm to integrate such drawings into
said plans and specs.

The LESSOR shall require that the architectural firm coordinate all job and design
meetings as required to resolve construction issues, questions and concerns with the
LESSEE, LESSEE’S agents, and the LESSOR’S general contractor. The LESSOR shall
also require that the architectural firm prepare and distribute minutes of such all meetings
and resulting change orders to LESSEE as may be required or appropriate.
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(h)  TelCom and Data runs are to be installed by LESSEE, unless otherwise noted in Section I
of this Exhibit, above. The LESSOR shall require that the architect make provisions for
and consider the LESSEE’S needs to accommodate telephone and computer cable runs.
This may include installing or constructing spare conduit runs or closet space as required
to facilitate TelCom and Data needs. The LESSOR shall require that the architect meet
with LESSEE’S representatives, as designated by DPW and as LESSEE may request, to
plan the requirements for this work.

1) The LESSEE shall have the right to review and approve all said plans, specifications and
drawings. The LESSEE shall provide review and comment within thirty (30) days of
receipt of said documents. Approval of the said documents shall not relieve the
architectural firm of responsibility for error, inconsistency or omission in the design of
said documents.

1. CONSTRUCTION

(a) The renovations and improvements to the Demised Premises shall be accomplished in
accordance with the plans and specifications set forth in Section II of this Exhibit, above.

(b)  The LESSOR shall complete the renovations and improvements no later than sixty (60)
days after the execution of this lease.

(c) ~ The Contractor shall obtain all required permits, official inspections, testing and obtain a
Certificate of Occupancy, if applicable.

(d) All work shall meet or exceed all Federal, State and Local laws, rules, codes, regulations
and corresponding adopted guidelines.

(e) All construction change orders shall be in writing by the LESSOR and must have the
prior signed approval of DPW and, if the change order increases the cost, the prior
written approval of the State Properties Review Board.

) The LESSEE’S inspection at any time before, during and after the construction of the
renovations and improvements and the LESSEE’S approval of any plans, specifications
and drawings in connection with said construction shall not constitute any warranty by
the LESSEE as to the completeness or proper construction of said renovations and
improvements and as to the completeness or correctness of said plans, specifications and
drawings.

()  Time Period for Completion of Renovations and Improvements: Before construction
commences, the LESSOR shall submit to the LESSEE a project schedule indicating the
following milestones: permits, construction start/end, certificate of occupancy and swing
space approvals. This schedule shall be consistent with the terms and conditions of this
lease. The LESSOR shall provide an itemized construction cost breakdown as per
Section IV (“Cost of Planning, Design and Construction”).
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(h)

@

(k)
0

(m)

(n)

The renovations, improvements and work shall be subject to on-site inspection by the
LESSEE or its agents at any time as well as to a final inspection before the LESSEE
accepts any such renovations, improvements or work. LESSEE’S State Department of
Public Works shall make such inspections and issue such acceptance.

Upon proper completion of the renovations, improvements and work and the issuance of
a certificate of occupancy by the appropriate municipal authority, the LESSOR shall
immediately notify the Department of Public Works Commissioner in writing of such
completion and issuance and provide a copy of the Certificate of Occupancy to the DPW.

At the time that the LESSOR provides to the LESSEE a certificate of occupancy, the
LESSOR shall also provide to the LESSEE lien waiver certificates, in form and substance
satisfactory to the LESSEE, certifying that all work contemplated by this lease is free and
clear of all liens and any other encumbrance. If a subcontractor refuses to furnish a
release or waiver, or if the LESSOR is otherwise unable or unwilling to provide any lien
waiver, the LESSOR must, unless waived by the LESSEE, furnish a bond satisfactory to
the LESSEE to indemnify the LESSEE against such lien. If such lien remains unsatisfied
after payments are made, the LESSOR shall pay to the LESSEE, no later than 45 days
after the LESSEE so notifies the LESSOR, all such amounts as the LESSEE may have
paid or otherwise expended in discharging such lien, including all costs and reasonable
attorneys’ and other professionals’ fees.

The LESSOR shall provide meeting minutes for all construction meetings to DPW.

The LESSOR shall obtain at least two competitive bids for construction of the
Renovations, Improvements and Work.

The LESSOR represents and warrants to the LESSEE that all materials, equipment and
work made part of the renovation and improvement project, will be new, designed and
constructed in a workmanlike manner, free of any defects, including without limitation,
design, architectural, engineering, structural, electrical, mechanical, heating, ventilating,
air conditioning, or plumbing, and shall be in accordance with the terms and conditions of
this lease.

Upon LESSEE’S receipt of written notice of completion of all leasehold renovations
improvements and work, including a certificate of occupancy from the LESSOR in
accordance with Section III (b) and (i) of Exhibit C (Renovations and Improvements), the
LESSEE within seven (7) days shall inspect the renovations and improvements. Within
thirty (30) days after the inspection, the Department of Public Works shall notify the
LESSOR in writing of acceptance or non-acceptance of the renovations and
improvements. In the event the LESSEE has objections to the renovation and
improvements, then the LESSEE’S written notification of non-acceptance of the
renovations shall include the LESSEE’S specific written objections regarding the
renovations and improvements. The LESSOR shall cure and otherwise remedy the
LESSEE’S objections to the renovations and improvements within thirty (30) days of the
written notice.
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(0)

®)

The LESSOR’S failure to complete all leasehold renovations and improvements and any
other required improvements set forth in any of the LESSEE’S plans, drawings and
specifications, within the time period set forth in this Exhibit C, or the failure of the
LESSOR to cure the LESSEE’S written objections within thirty (30) days after having
received written notice of the objections, shall constitute a material breach of the lease if
such failure is not attributable to Force Majeure. In the event that the LESSOR cannot
meet the completion date set forth in Section III (b) due to Force Majeure, the LESSOR
and LESSEE shall agree in writing to extend that date. Any increase in cost due to such
extension shall be at LESSOR’S sole cost and expense. In the event of any breach or
default, not directly attributable to Force Majeure, the LESSEE, at its option, may
terminate this lease upon written notice in the manner provided in Section 10.01. In the
event that the LESSEE exercises its option to terminate this lease, the LESSOR agrees to
the following:

(1) to reimburse the LESSEE for any amounts that the LESSEE may have
expended or incurred in commencing and/or completing any of the aforesaid
renovations and improvements and in performing any aforesaid work.

(2) to reimburse the LESSEE for any amounts that the LESSEE may have
expended or incurred in connection with locating and moving to new
quarters.

Nothing herein shall constitute a reduction, restriction or waiver of any other remedies
available to the LESSEE under this lease, at law or in equity.

Warranty of Construction. All construction work that becomes a permanent attached part of
the building belonging to the LESSOR, of which the Demised Premises is a part, shall be
maintained and repaired at no cost to the LESSEE during the term of the lease and any
extensions or renewals.

IV. COST OF PLANNING, DESIGN AND CONSTRUCTION

The LESSOR shall provide a complete, total, specific, line item cost breakdown before
commencing any work.

Total cost breakdown shal]l include both allocated tenant improvements in the base rent (Section
2.01), and tenant improvements that are to be amortized as LESSEE’S tenant improvement
payments (Section 2.02).

The cost breakdown shall also include itemization of all “soft” costs such as planning, design,
overhead/profit, developer’s fees and “hard costs” such as construction, testing and permits as
applicable.
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The total cost for the tenant improvements in the base rent (Section 2.01) and tenant
improvements that are to be amortized (Section 2.02) shall not exceed One Hundred Fifteen
Thousand Dollars (§115,000.00).

The LESSOR shall provide additional supporting cost information as required by DPW, the State
Properties Review Board or the Attorney General’s Office.

The LESSEE shall approve cost breakdowns and allocations within thirty (30) days of receipt.
LESSEE’S reviews and inspections shall be factored into total project schedule in Section III (b).
The LESSOR shall not commence any work until it receives this approval in writing from the
LESSEE.

The LESSEE’S share of the total cost shall be amortized in equal monthly payments over the
initial lease term of N/A years at an annual interest rate of N/A per cent (N/A%). In no event
shall the rate of interest payable by the LESSEE to the LESSOR for the amortization of
renovations, improvements and work exceed the annual face rate on the promissory note payable
at any time by the LESSOR to the LESSOR’S mortgagee. The LESSOR shall notify the
LESSEE, in accordance with Article 10, of any change in such face rate within ten (10) days of
the effective date of the change. A copy of the promissory note, or similar instrument evidencing
the face rate, to the LESSEE, shall accompany the notice to the LESSEE.

The LESSOR’S mortgagee shall be a third party institutional lender licensed to conduct business
in the State of Connecticut.
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EXHIBIT D

NORMAL OPERATING HOURS: UTILITIES AND SERVICES

Time of Day
DAY OF WEEK FROM TO
Monday 8am 6pm
Tuesday 8am 6pm
Wednesday 8am 6pm
Thursday 8am 6pm
Friday 8am 6pm
Saturday N/A N/A
Sunday v N/A N/A YES NO
Monday-Sunday Continuous Hours; 24/7/365 X

Provided that the LESSEE’S utilities are not separately metered, in the event the LESSEE requires use of
the Demised Premises for times other than normal operating hours, the LESSOR shall apportion any
increase in total building utility costs directly attributable to the LESSEE’S off-hours use to the LESSEE.
The LESSOR shall substantiate in writing any cost pass-throughs to the LESSEE in a manner satisfactory
to the LESSEE and such documentation provided by the LESSOR shall be subject to the audit provisions
of Section 16.02 of this lease. The utilities and services listed below are included in the lease and shall
be paid for according to the following table:

THE REST OF THIS PAGE IS BLANK. THE TABLE IS ON THE NEXT PAGE.
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LESSOR

LESSEE

Heat

X

Water

Hot Water

Electricity

Air Conditioning

M| | M

Window Washing — Interior/exterior

Elevator

Janitorial-Lessee Areas

Janitorial-Common Areas

Building Maintenance-Lessee Areas

Building Maintenance-Common Areas

Rubbish Removal/recycling - Lessee Areas

Rubbish Removal/recycling — Comimon Areas

Dumpster(s)

Groundskeeping

I e e e R T R T e

Security Service

Pest Control

>

Lamp Replacement-general -

Task Lighting

Ballast Replacement

Snow/Ice Removal and Sanding

Parking

#+ With regards to the cost for Heat,Water and Hot Water, the Lessee shall pay its pro-rated
share of these expenses metered by the Lessor in accordance with formula to be submitted by

Lessor prior to the execution of this lease agreement.
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EXHIBIT E

STATEMENT OF FINANCIAL INTEREST

I/We, the undersigned, being duly sworn, depose and say that the names and addresses of all
persons, partnerships, limited partnerships, corporations or other entities having a financial
interest in the property or premises at 155 Founders' Plaza, 255 Pitkin Street, East Hartford,
Connecticut 06108

including the beneficiary of any undisclosed trust or the equitable owner of such property or
premises, are listed below. Corporations shall also list the names and addresses of their officers,
directors and stockholders, except that this requirement shall not apply to publicly held
corporations. The president of a publicly held corporation shall submit an affidavit stating that
the corporation is a publicly held corporation. A partnership shall also list the names and
addresses of all partners in the partnership. A limited partnership shall also list the names and
addresses of all general partners and limited partners in the limited partnership.

Names, Addresses and Phone Numbers (attach additional sheet if necessary):
1. Jonathan Keller, 275 Westmont Street, West Hartford, 06117, 860-232-9100 .

2. Dana Keller, 275 Westmont Street, West Hartford, 06117, 860-232-9100

If, before the approval of the instant lease by the State Properties Review Board, there is a
change in the information provided in this Statement of Financial Interest, I/ We
acknowledge that an Affidavit shall be submitted to the Commissioner of the Dept. of Public
Works within seven (7) days indicating the change as required pursuant to Public Act
91-166.

oy gl bwe 2/t /oy
Subscribed and sworn to before me this (0™ day of L]/ u(\/J ,
2004 , at HorHord, Connechendt .
Rino 0 Qmﬁjz/ﬂuu
Commissienerof the Superior-Court

Notary Public
My commission expires

Laurie A. Partyka
Notary Public .
My Commission Expires: August 31, SL005
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EXHIBIT F

ADDITIONAL RENT

The LESSEE shall pay as additional rent Sixty-Seven and Sixty-Five Hundreths percent
(67.65%) of any real property tax increases on the Demised Premises during the term of
occupancy that exceed the Base Taxes. The term Base Taxes is defined as those taxes levied on
the Demised Premises pursuant to the assessed value in effect on the date following the first
100% assessment of the Demised Premises as improved for the LESSEE, provided that:

(®)

(b)

(d)

(e)

®

none of the escalation provisions in this Exhibit shall apply unless and until the LESSOR
is in compliance with each and every renovation and improvement provision of this lease.
In no event shall the LESSEE be liable for any tax increase based on a partial tax
assessment in any tax year.

such real property tax increase includes an assessment of the property as fully improved
in accordance with the approved plans and specifications and further reflects the
termination of any municipal action or program to “phase-in” or “abate” taxes by the
temporary reduction of the assessment or the direct reduction of real property taxes on the
subject property;

in no event shall the LESSEE be obligated, required or liable to pay as additional rent, or
otherwise, any such real property tax increases attributed to alterations, additions,
improvements or any other changes made to the Demised Premises for the sole benefit of
parties other than the LESSEE,;

any such additional rental payment shall be established on the Town of East Hartford’s
fiscal year (July 1 to June 30) basis, and there will be an apportionment on a per-diem
basis in regard to the last possible additional rental payment in the event occupancy by
the LESSEE ends on a day other than June 30;

the LESSEE shall be relieved of all liability for increased taxes based on any revaluation
of the Demised Premises by the municipality unless the LESSOR gives written notice by
certified mail to the Commissioner of the Department of Public Works within ten (10)
days of notice to the LESSOR by the municipality of the revaluation so as to permit the
LESSEE to contest such revaluation if the Commissioner determines it to be appropriate.
At the LESSEE’S request and expense, the LESSOR shall execute such documents, make
such appearances and/or comply with any reasonable request of the LESSEE in
connection with any such contesting. In the event that the LESSOR contests any such
revaluation without written consent of the commissioner, the LESSEE shall not be
responsible for any costs incurred by the LESSOR in contesting such revaluation;

following payment by the LESSOR of any tax for which the LESSOR is entitled to a
reimbursement as hereinbefore provided, the LESSOR must present a copy of the
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receipted tax bill to the Department of Public Works Commissioner no later than ninety
(90) days after the due date for the payment of the last installment of the tax, in order to
be entitled to reimbursement. The LESSOR’S failure to apply for reimbursement within
the time herein specified shall terminate any responsibility of the LESSEE to make
reimbursement; and

(2) real property tax decreases, if any, based on the above shall be credited to the rent
account of the LESSEE.

Subsequent to the satisfaction or occurrence of items (a) and (b) of this Exhibit, the LESSOR
shall forward to the Department of Public Works and the State Properties Review Board, as per
Article 10 (Notices), a certification by the assessor as to the assessed valuation of the Total
Premises for the first assessment year in which 100% of the Demised Premises as improved for
the LESSEE has been assessed for real estate tax purposes by the municipality.
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EXHIBIT G

CONSENT TO ASSIGNMENT

Name of LESSOR/Assignor: NAME OF LESSOR
'Name of Assignee: NAME OF ASéIGNEE

Name of Lessee: State of Connecticut

Leased Premises COMPLETE ADDRESS OF PROPERTY
Commencement Date of Lease: COMMENCEMENT DATE OF LEASE

WHEREAS, the State of Connecticut is the lessee (hereafter "State" or "LESSEE") and NAME
'OF LESSOR hereafter ("LESSOR"), is the LESSOR of certain premises located at COMPLETE
ADDRESS OF PROPERTY under the term of a lease dated COMMENCEMENT DATE OF

LEASE; and

WHEREAS, the LESSOR desires to assign its rights and obligations under the lease to NAME
OF ASSIGNEE, hereafter ("Assignee").

In consideration for the present warranties, covenants and representations of both the Assignor
and the Assignee and in accordance with its authority under Conn. Gen. Stat. § 4b-1, the State of
Connecticut, Department of Public Works, acting by and through NAME OF DPW AGENT, its
TITLE OF DPW AGENT, hereby acknowledges and consents to the assignment of the lease
referenced above from the LESSOR to the Assignee only in reliance upon and subject to the
following warranties, covenants, representations and agreements of both the LESSOR and the

Assignee:

1. As of commencement of business on ASSIGNMENT DATE ("Assignment Date") the
LESSEE shall pay all rental and all other obligations under the lease.

2. Notwithstanding the foregoing, nothing herein may be construed as a release, waiver or
limitation on any Claims, as defined in the lease, that the LESSEE has or may have
against the LESSOR.

3. The Assignee, by its acceptance of this Consent to Assignment, shall undertake all of the
LESSOR’S obligations, duties and responsibilities all other payments, otherwise due
from the LESSEE to the LESSOR under the lease, to the Assignee without incurring any
liability to the LESSOR.

4. By its acceptance of this Consent to Assignment, effective on the Assignment Date, the
LESSOR does unconditionally and forever release, surrender and waive any and all
rights, and obligations the LESSOR had, has or may have arising out of or relating to the
lease and/or the LESSEE’S use, rent or occupancy of the Demised Premises, as defined
in the lease and as of the Assignment Date, without in any way waiving, releasing or
limiting the LESSOR’S liability or duties to the LESSEE.
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5. The Assignee represents and warrants to the LESSEE that the Assignee is fully capable
and qualified to undertake and perform all of the LESSOR’S duties, responsibilities and
obligations under the lease and the LESSEE has reasonably relied upon that
representation and warranty.

6. The LESSOR and the Assignee hereby agree that, as of the Assignment Date, the
LESSEE is in full compliance with the terms of the lease and all rental and other
payments are current. The LESSOR and Assignee further warrant and agree that there
are no encumbrances against the title to the Demised Premises that are superior in right to
the lease.

7. This instrument may not be construed as an estoppel certificate from the LESSEE and
nothing herein may be construed as requiring the LESSEE to execute or tender an
estoppel certificate, attornment agreement and/or a subordination agreement. Nothing
herein may be construed as a waiver or limitation of the LESSEE’S sovereign immunity.

8. This Consent to Assignment is subject to the prior written approval of the State Properties
Review Board of the State of Connecticut and by the Attorney General of the State of

Connecticut.

IN WITNESS WHEREOF, the parties have hereunto set their hands.

Acknowledgment of Receipt LESSEE
And acceptance of Consent to Assignment STATE OF CONNECTICUT
DEPARTMENT OF PUBLIC WORKS
NAME OF LESSOR
By:
Its:
Date By:
Its:
NAME OF ASSIGNEE Date
By:
Its:
Date
Approved: Approved:
STATE PROPERTIES REVIEW BOARD ATTORNEY GENERAL
By: William B. Gundling
Its: - ' : Associate Attorney General
Date Date
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STATE OF CONNECTICUT
DEPARTMENT OF PUBLIC WORKS

Raeanne V. Curtis
Conmissioner

August 15, 2009

Jonathan Keller, Managing Member
Fremont 155, LLC

65 Lasalle Road, Suite 202

West Hartford, CT 06107

VIA CERTIFIED MAIL # 7007 0220 0003 5961 0572

Re: | Exercise of renewal option of Lease dated October 27, 2004 by the Attorney
General, and commencing on December 1, 2009 for leased space located at 155
Founders Plaza, 255 Pitkin Street, East Hartford, CT

Occupied by the Department of Developmental Disabilities

Dear Mr. Keller:

As you know, the current lease expires on November 30, 2009; however the State Of
Connecticut has a five (5) year renewal option that must be exercised, with an advance
notice date of September 1, 2009.

In accordance with Section 3.03 of the Lease dated October 27, 2004, this letter is to
inform you of the State’s exercise of the extension option, so that the term will run from
and after December 1, 2009 through November 30, 2014, at the rental of $459,999.96 per
year, payable in equal installments of $38,333.33 per month,

All terms and conditions of the original lease referred to above remain the same. As
stated in Section 4.06 of the Lease, the Lessor shall replace the carpet and paint the
demised premises within 90 days of the anniversary date of the commencement of the
Lease.

On behalf of the Department of Developmental Disabilities and the Department of Public
Works, we would like to express our appreciation for the courtesies that you and your
staff have extended to us during our term of occupancy. The State of Connecticut is
pleased to remain at the 255 Pitkin Street building for an extended five-year term.

RECEIVED

AUG 24 2009

Dept. of Publlc Works
Commissioner's Office

165 Capitol Avenue, Hartford, CT 06106
An Equal Opporunity Employer




Re:

Exercise of renewal option of Lease dated October 27, 2004 by the Attorney
General, and commencing on December 1, 2009 for leased space located at 155
Founders Plaza, 255 Pitkin Street, East Hartford, CT

Occupied by the Department of Developmental Disabilities

Please acknowledge receipt of this notice in the space provided below and fax to our
office at (860) 713-7260.

Should you have any questions concerning the extension term, please contact Thomas C.
Jerram at (860) 713-5605.

Sincerely,

Aercmwa V- (i

Raeanne V., Curtis

Commissioner '
{ ,
N
Signed by: Jonathan Keller,
Managing Member
Date: 53// 5”/(77 7
RVCHj
cc: Jeffrey Cyr, DDS

Shane P. Mallory, DPW
Paul Hinsch, OPM
Lease File




